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 A systematic land use planning plays an important role towards a better 
environmental resources development. Land being the vital ingredient in any 
development needs a better understanding and systematic planning. This closely rooted 
towards sustainable land use development. Ignorance towards a systematic land use 
planning can cause various problems related to the physical environment and to the 
humans.  This can be seen clearly in Penang Island, where land is considered a vital 
component in developing the Island’s ever growing property sector. As the state push 
towards fulfilling the demand in the property sector, environmental problems such as 
slope failure, mud-flood, severe coastal erosion, vanishing green lungs, frequent flash 
floods, river pollutions, and disruption of coastal process becomes liability to the 
environmental sustainability of the Island.  The three day Star Property Fair 2010 in 
Penang concluded with RM50m worth of property sold in the Penang Island
1
. This is an 
indication that demand for residential and commercial property in Penang Island is so 
great exceeding the states’ and the developers’ projections
2
. The social issues such as 
displacement of traditional villages, disappearing fishing communities, increasing 
number of vulnerable group and many other related issues due to development. This 
study will be focusing on the environmental and social issues related to past, present and 
future land use planning at Tg. Tokong, Penang. 
                                                          
1 The Star, 26th July 2010. 
2 Housing Agency of Penang RHEDA 
iii 
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1.1     Introduction 
 
 Land is the stage on which all human activity is being conducted and the source 
of the materials needed for this conduct. Human use of land resources gives rise to “land 
use” which varies with the purposes it serves, whether they be food production, 
provision of shelter, recreation, extraction and processing of materials, and so on, as well 
as the bio-physical characteristics of land itself . Hence, land use is being shaped under 
the influence of two broad sets of forces – human needs and environmental features and 
processes. Neither one of this forces stay still; they are in a constant state of flux as 
change is the quintessence of life. Changes in the use of the land occurring at various 
spatial levels and within various time periods are the material expressions, among 
others, of environmental and human dynamics and of their interactions which are 
mediated by land. These changes have at times beneficial, at times detrimental impacts 
and effects, the latter being the chief causes to concern as they impinge variously on 
human well-being and welfare. Land use is obviously constrained by environmental 
factors such as soil characteristics, climate, topography, and vegetation. But it also 
reflects the importance of land as a key and finite resource for most human activities 
including agriculture, industry, forestry, energy production, settlement, recreation, and 
water catchment’s and storage. Land is a fundamental factor of production, through 
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much of the course of human history, it has been tightly coupled to economic great 
(Richards 1990). As a result, control over land and its use is often an object of intense 
human interactions. 
 The property construction sectors expanded rapidly in the late 1980’s as a result 
of the high demand for houses. During the Eight Malaysia Plan and period, more than 
850,000 houses were built of which a third are low cost houses. Under the Ninth and 
Tenth Malaysia Plan it is anticipated that some 2,900,800 units are needed. The 
Government is committed in providing affordable housing for its people, particularly the 
lower income group. However property development that utilizes natural resources and 
construction activities, if not planned with the environment in mind, would give rise to 
problems like flooding, degradation of river and air quality. The more frequent 
occurrence recently, of landslide on hill slopes can also be attributed to the neglect of 
environmental considerations in project implementation. Environment as defined in the 
Environmental Quality Act 1974 means the physical factory of the surroundings of the 
human beings including land, water, atmosphere, climate, sound, odor, taste, the 
biological factors of animals and plants and the social factor of aesthetics. 
 Despite its rapid development growth, Malaysia is not without problems. There 
is growing awareness among the Malaysian public that the environment is a vital part of 
our lives, and that the state of its health is intricately linked to the health of Malaysians, 
to our quality of life, and to the sustainability of our economy and society. Over the past 
few decades, the Malaysian environment has continued to deteriorate. The rapid growth 




 The pitfalls and tragedies of uncontrolled rapid growth, with scant regard for 
ecological principles, are all too evident in the following; (i) the massive slope collapse 
at the North South Highway (1996) in Gua Tempurung, Perak; (ii) the landslide in 
Sandakan, Sabah (1996), on the same day, falling on houses and killing three people and 
injured others; (iii) the slope collapse on the road to Genting Highlands (1995) resulted 
in lost of property and human lives ; (iv) the increased incidence and severity of flash 
floods in many parts of the country causing great loss to property; (v) the collapse of 
Highland Towers (1993). 
 The above examples exhibits the terrible lack of responsibility of developers and 
loggers, whose stripping of tree cover especially on highlands, and whose faulty design 
construction methods, have resulted in massive soil erosion, river silting, water 
pollution, floods and building and highway collapses. The country’s marine ecosystem, 
among the world’s richest in terms of biodiversity, is rapidly deteriorating. Wetlands 
throughout the country are being destroyed for reclamation, urban development, and 
aquaculture and tourism development. 
 At the international level, Malaysia has played a very active role in forum such 
as the UNCED, the Commission on Sustainable Development and Biodiversity 
Convention. This has raised the status of the nation as an effective negotiator and 
defender of the interests of the South. The impact on urbanization and development on 
the environment has been well documented in developed as well as developing 
countries. The failure to consider the environmental well-being in planning for 
development is it in housing, industrial, infrastructure, urban and rural development has 
caused numerous environmental problems and deterioration of quality of the 
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environment. In most cases, the damages to the environment and sufferings to 
inhabitants are irreversible or, at the least would require enormous cost to remedy. These 
studies will examine the relationship between environmental and social issues and 
property development. 
 
1.2 Problem Statement 
 The property development in the Tg. Tokong area of Penang Island is very much 
related to the issues of sustainable development, environmental issues, housing projects 
for the poor, pertaining social problems, solid waste management, traffic congestions, 
etc. Once a fishing village, now the coastal area of Tg. Tokong, being developed to cater 
the high-end property market. Due to this development the place is going through a fast 
changing phase which cannot cater the ever increasing problems stated above. This 
study intends to peel this problem especially the environmental issues and social 
problem faced by the residents of the fishing village due to vast commercial property 
development. Prior to the development the place rarely experienced environmental 
issues such as flush flood, solid waste management, change of coast-line from mangrove 
fringe to concrete wall facing the sea-front and many others. The fishing village had 
their own traditional ways to handle the solid waste, complimented better with the 
existing mangrove fringe, manage the water channel without flush flood and the fishing 
community used many other approaches that were friendly towards the nature. The 
development which is taking place at Tg. Tokong must be sustainable towards the 




1.3 Research Questions 
 
 A proper land-use plan which guides and coordinates development can also in 
the long term, help to achieve efficiency in all forms of movements, though effective 
locations. Being a small island which consists largely of hilly terrain, Penang Island has 
very limited land resources for development. Penang Island has a total area of only about 
295 sq. km.  About 49.2% of this area is above the 200ft. contour line.  Generally land 
above 45/60 m (150/200ft) becomes very steep and thus unsuitable for development.  
Low lying areas, about 65 sq. km (22% of the total island area) has already been built 
up. In the year 2000, a total of about 2210 hectares of land is required for development 
of island, under various land-uses such as housing, education, industry, commerce, and 
public utilities. Land analysis indicates that there is sufficient land available at the 
moments for these projected needs.  Even with sufficient land in existence, there is still, 
need to increase the land bank through various means, including land reclamations, so 
that by public effort, the gap between demand and supply can be improved. The need to 
preserve natural assets and care of the environmentally sensitive areas are considered 
essential for the enclosed Island. 
 Penang Island is well endowed with attractive natural features like hills, coastal 
areas and beaches, streams and waterfalls, and forests, which should be protected either 
through conservation or sensible and selective development, for purposes of recreation, 
education, tourism and more importantly, ecology as some of these areas represent 
stabilized ecological habitats.  Land-use planning and future development control must 
give serious consideration to these areas in order that further decline in quality can be 
arrested and where possible, even improved. According to Kivell (1993) land 
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development process generally follows a predictable pattern. It starts when economic 
growth stimulates the need to develop land. It is then followed by an expression of 
interest by developers, the preparation of proposal and plans, possible changes in the 
land ownership, the securing of finance, physical preparation of the site and construction 
work and finally the occupation of the completed scheme. 
 Based on Penang's Structure Plan, defines hilly land as all land above 75 meters 
(Institute Of Strategic and International Studies and Penang Development Corporation, 
1991). In general, Penang Island has a significant amount of hilly terrain. These hilly 
terrains dominate a large section of its central interior, the northeast and southwest. 
The northeast region which comprises of a niche for the housing and recreational 
development also faces a significant issues pertaining to planning and implementation of 
LUP and environmental issues related to hilly land development. The study conducted 
by Chan (1998) states that since the beginning of the 1990s, Penang has recorded high 
levels of development and hill land development has become an issue. Penang Hill 
which was targeted for a mega-scale development project in the beginning of the 1990s 
also experienced the same development pressures. Although the Penang Hill project has 
been rejected due to above reason by the authorities, unfortunately illegal developments 
such as hill farming have deteriorated the natural environment.  
 Due to the lack of land for development especially for commercial buildings and 
residential dwellings, the authorities have turned to the sea front. Land reclamation has 
become the most important input for the ever land starving state. Tg. Tokong area, in 
Penang which has potential sea front for reclamation seemed to be the remedy for these 
shortcomings of the suitable land for development purposes. This study intends to 
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explore the possibilities of environmental problems and social issues due to property 
development. 
 Based on above discussion, the following questions need to be addressed.  
 
i. What are the existing Land Use guidelines in the context of property 
development at Tg. Tokong, Penang? 
ii. How far the existing Land Use guideline in the context of property development 
being implemented at Tg, Tokong, Penang? 
iii. What is the degree of compliance of Land Use guidelines in the context of 
property development at Tg. Tokong, Penang? 
iv. What are the environmental issues need to be addressed if Land Use guidelines 
were not observed at Tg. Tokong, Penang?  
v. What are social issues if no proper plan were utilized during development of a 
traditional/fishing village? 
 
1.4 Research Objectives  
 From the above discussion, we have seen that how land-use changes as practiced 
rationally  in the island was an attempt to guide and control development according to 
the niche of the economic sector. But, of course to ensure development takes place in an 
orderly manner with the aim to promote and stimulate the importance of environment 
preservation, there is a need to co-ordinate land-use changes and environmental issues. 
So, economic development which dominates the land-use changes need to have a special 
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agenda, which provides ‘space’ for the natural environment to ‘survive’ in this man-
made environment. 
 
 The objectives of this study are: 
i.  To identify the existing Land Use Planning (LUP) guidelines in the 
  context of property development at Tg, Tokong, Penang. 
ii.  To determine the degree of implementation of Land Use guidelines in the 
  context of property development at Tg. Tokong, Penang. 
iii. To identify the compliance of Land Use guidelines in the context of 
  property development at Tg. Tokong, Penang. 
iv. To list the environmental issues need to be addressed if Land Use 
 guidelines were not observed at Tg. Tokong, Penang. 
v. To identify the social problem of fishing village community due to 
 development of property at Tg. Tokong. 
 
1.5 Scope of Research  
 The study will be focusing onto two main issues; 
a) The property development trend in Tg. Tokong (fishing village). 
b) The environmental issues and social issues that arises from the property 






1.6 Significance of the Research 
 
 It is hopeful that this study will set a trend combating environmental issues and 
social problems due to property development. The study also can be input towards 
understanding the concept of sustainable development that relates human dimension and 
environmental importance. 
 
1.7  Chapters and Conclusion 
 The second chapter will be discussing the previous studies on the subject matter 
of Land Use Planning which involves social and environmental issues. The third chapter 
is about the methodology and the tools used for data collection and analyzing the 
outcome. The same chapter also looks into the background of the study area which is 
Fishing Village/Traditional Village of Tg. Tokong, Penang. The fourth chapter analysis 
the data collected from various sources. Finally the fifth chapter critically discusses the 
outcome, suggests remedies that must be employed in-order to sustain the growth at Tg. 
Tokong, Penang. 
 The study on Land Use Planning which involves varies government agencies, 
state government, private sector, residents and NGO’s need to find a niche to work on a 
sustainable platform to produce a better housing scheme for the poor, facilities that can 
cater the populous and finally bearing in mind that a sustainable development can foster 










2.1  Introduction 
Human activities that make use of, and hence change or maintain, attributes of 
land cover are considered to be the proximate sources of change. They range from the 
initial conversion of natural forest into cropland to on-going grassland management 
(e.g., determining the intensity of grazing and fire frequency) (Scheme et al. 1991; 
Hobbs et al.; Turner 1989). Such actions arise as a consequence of a very wide range of 
social objectives, including the need for food, fiber, living space, and recreation; they 
therefore cannot be understood independent of the underlying driving forces that 
motivate and constrain production and consumption. Some of these, such as property 
rights and structures of power from the local to the international level, influence access 
to or control over land resources. Others, such as population density and the level of 
economic and social development, affect the demands that will be placed on the land, 
while technology influences the intensity of exploitation that is possible. Still others, 
such as agricultural pricing policies, shape land-use decisions by creating the incentives 
that motivate individual decision makers. 
 Interpretations of how these factors interact to produce different uses of the land 
in different environmental, historical, and social contexts are controversial in both policy 
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making and scholarly settings. Furthermore, there are many theories regarding which 
factors are most important determinants. Particular controversy arises in assessing the 
relative importance of the different forces underlying land-use decisions in specific cases 
(Kummer 1992). For example, apparent dry land degradation could be the result of: 
overgrazing by increasingly numerous groups of nomadic cattle herders; an unintended 
consequence of a “development” intervention such as the drilling of bore holes which 
increases stress on land close to the wells; or the political clout of groups that, through 
governmental connections, are able to over-exploit land belonging to the state or local 
communities (Pearce 1992; NERC 1992). 
 
2.2  Groups of LUP 
 Identifying a particular cause may have implications for the rights of competing 
user groups or the formulation of policy responses. The possible forces driving land-use 
and land-cover changes can be grouped into six categories: population; technology; 
political economy; political structure and attitudes and values (e.g., Turner and Meyer 
1991; Stern et al. 1992). 
 The first three have been linked to environmental change in the I = PAT 
relationship that considers environmental impact (I) to be a function of population (A), 
and technology (T) (Commoner 1972). The relationships of these three categories of 
driving forces with environmental change have been statistically analyzed. Some of this 
work specifically addresses land-use and land-cover change (Ambio 1992; Meyer and 
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Turner 1992) and suggests measures for each category: respectively, population density, 
GNP or GDP per capita, and energy consumption per capita. 
 Of these three categories of driving forces, population produces the most 
controversy. It is however, one of the few variables for which worldwide data or 
reasonable accuracy are available, providing a basis for statistical assessments of its role 
in various kinds of environmental change (e.g., Ambio 1992). At the global level of 
aggregation, the neo-Malthusian and "comucopian" positions use the same data to reach 
opposite conclusions: that population growth is or is not a cause of environmental 
damage (Boserup 1965, 1981; Ehrlich and Ehrlich 1990; Ehrlich and Holdren 1988; 
Simon 1981). At the regional scale, several studies relate population growth and 
deforestation in developing countries in the tropics (e.g., Allen and Barnes 1985; Palo 
1990; Rudel 1989), although their findings and methods have been questioned (Kummer 
1992).  
 Comparative assessments of population and land use suggest that: (i) population 
growth is positively correlated with the expansion of agricultural land, land 
intensification, and deforestation, but (ii) these relationships are weak and dependent on 
the inclusion or exclusion of statistical outliers (Bilsborrow and Geores 1991; 
Bilsborrow and Okoth-Ogendo 1992). Sub-continental comparisons for Africa have led 
Zaba (1991) to conclude that population density and growth ranked below 
environmental endowment and economy as factors in environmental degradation. 
Population density was found to be related to agricultural expansion and intensification 
everywhere, but only in some regions to deforestation. Detailed studies of specific 
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regions for example, modeling exercises with Amazonian data likewise indicate subtle 
and varying relationships (Stones and O'Neill 1992; Skole 1992).  
 The interactions of population, affluence, and technology as causes of 
environmental change have been explored extensively (for implications appropriate for 
land-use, see Lee 1986), but research on the direct association of affluence or technology 
with land use change is not as common. This is because of the paucity of globally 
comparative data for statistical assessments and because of the common assumption that 
level of affluence or technology do not by themselves govern human-environment 
relationships but must be considered within a larger set of contextual variables.  
 Nonetheless, some historical assessments associate high levels of affluence and 
industrial development (and thus the ability to draw resources from elsewhere) with the 
return of forest cover (Williams, 1989; Hagerstrand and Lohm 1990; Pfister and 
Messerli 1990). Global comparisons indicate that forestation is largely a phenomenon of 
advanced industrial societies, which are both affluent and have high technological 
capacity (Young et al. 1990). Wealth, however, also increases per capita consumption, 
bringing about environmental change through higher resource demands, although these 
higher demands can be reduced by advanced technologies available to wealthy societies. 
Poverty is often associated with environmental degradation (IDRC and SAREC, 1992), 
although recent research shows that this relationship is strongly influenced by other 
factors as well (Kates and Haarman 1992). These mixed conclusions indicate the 
importance of further studies of the relationship between level of affluence and 
environmental change.  
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 The role of technology as a potential cause of past and prospective changes in 
land use and land cover also requires further study. It is obvious that technological 
development alters the usefulness and demand for different natural resources. The 
extension of basic transport infrastructure such as roads, railways, and airports, can open 
up previously inaccessible resources and lead to their exploitation and degradation. 
Technological developments and their application (such as improvements in methods of 
converting biomass into energy; use of information-processing technologies in crop and 
pest management; and the development of new plant and animal strains through research 
in biotechnology) may lead to major shifts in land use in both developed and developing 
countries during the coming decades (Brouwer and Chadwick, 1991).  
 To these three sets of candidate forces, three others have been added: political 
economy, which includes the systems of exchange, ownership, and control; political 
structure, involving the institutions and organization of governance; and attitudes and 
values of individuals and groups. The candidate driving forces grouped within these 
categories have received much less attention than population growth. They do not yet 
encompass clearly defined variables and causal relationships, but comprise similar 
explanations of relationships of societal and environmental change (Blaikie and 
Brookfield 1987). Changes in land tenure (an institution in socio-economic terms) have 
direct impacts on land use, as does the move from non-market to market exchange of 
resources (political economy). Changes in attitudes and values may add a dimension to 
environmental change that cannot be explained otherwise, such as impact on land use of 
the "green" movement.  
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 Detailed examinations link all of these candidate forces (e.g., Scott et al. 1990). 
For example, the model of socio-economic and environmental interactions with land use 
developed at Oak Ridge National Laboratory explores the interrelated effects of changes 
in technology, political economy, and political structure in Amazonia (Jones and O'Neill 
1992). Improved transport facilities are expected to exacerbate land degradation if the 
region in question is small, but its impact on larger regions will vary by circumstance. 
Additional comparative studies are needed to address the interactions of different driving 
forces with their environmental context.  
 Finally, environmental transformations - whether potential climate change or 
localized impacts such as soil depletion - themselves affect land use. Assessments of the 
impacts of climate change on land use and land cover (e.g., Glantz 1989; Parry, Carter 
and Konjin 1988; Riebsame 1991) rely on assumptions about land-use change that can 
only be improved through studies of the dynamics of land use. For example, a study in 
Oaxaca, Mexico, indicates that local deforestation has caused a drop in the local water 
table and/or a reduction in local rainfall, and that the local population has responded by 
expanding the area under cultivation to maintain production (Liverman 1990). Crosson 
(1990) calls for a better understanding of the interactions of soil depletion, land use 
systems, and environmental changes.  
 Relatively few global aggregate or regional comparative studies have explicitly 
investigated the role of these proposed driving forces, either independently or as a group. 
Still fewer have investigated statistical relationships among them. In contrast, many 
regional or smaller-scale case studies have been undertaken that offer detailed insights 
into specific cases that cannot necessarily be generalized. Thus the literature is rich in 
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insights and "stories", but weak in comparative assessments that illuminate the causes 
and courses of land cover change. As a result, research is driven by subjective 
interpretations and assumptions rather than by attempts to test different hypotheses. 
 
2.3  LUP and Global Change  
One of the most pressing issues of global change research focuses on the human 
management of natural land cover or its conversion for human use. While much 
anthropogenic land use takes place at the scale of small individual units of production, it 
is global and cumulative. It is also clear that in the 20
th
 century anthropogenic land use 
has accelerated, with complex and important implications for micro- and landscape-scale 
environment degradation (Blaikie and Brookfield 1987; Turner 1991) and for more 
processes of environmental change (Turner et al. 1993). 
 As Turner has argued, there are two kinds of global change important to be 
consideration of human land use: “systematic” global environmental changes 
(biogeochemical and hydrological cycles, for example), and “cumulative” global 
changes (changes in soil composition or biodiversity) (Turner 1990). To this we add the 
argument that human land use is interesting in its own right because it provides the 
interactive medium by which human societies and biophysical dynamics of the 
biosphere co-mingle. Land use in all its complexity, also feeds back into multi-scale 
social driving forces such as population, agricultural development, built environment, 
and so on. 
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 One of the new and controversial findings of the 1970s has become one the 
common places of current landscape scale ecology; that local ecological change must be 
thought of in terms or more general environmental impact (Holling 1986). This 
observation seems particularly valid for land use and land cover change, as they are 
demonstrably local phenomena with global impacts. Land use change is typically 
thought of as having global impact in the cumulative sense with respect to biodiversity, 
soil degradation, and desertification. In addition, it has a direct global impact with 
respect to open biogeochemical cycles (those that include an atmospheric component, 
including the hydrologic cycles) and albedo effects. In recent years, the human 
management strategies for land cover and use have also taken on such multi-scale 
aspect, or at least aspire to. 
 It is also clear that the study of human dimensions of land use and cover change 
offers the opportunity to study the interaction of human management and natural 
ecosystem performance over different time scales, which is one of the most interesting 
and pressing themes of our time. 
 What is the value of history to ecology? More specifically, what can historical, 
time-series date tell us that is relevant to current land management? Land use is a 
function of culture and settlements pattern as well as environmental characteristics 
(Meinig 1968; Rappaport 1968; Bennett 1976; Robbins et al. 1983). The interactions of 
social, economic and ecological factors are described in a large, diverse literature. 
Measures of social and economic conditions that have been shown to influence or be 
correlated to land-use patterns include historical land use (Tunner and Meyer 1991; 
Svisky 1993). Land use changes can be linked and must be linked to environmental 
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tragedies. Many do not understand the simple concept of land use changes that can result 
in environmental disasters. Land use changes can be defined according to the aspects of 
law, economy, sociology and geography. 
 In this study, the environmental tragedies will be studied according geography 
terminology. According to Sanderson & Prithchard (1993) and use changes can be 
defined as change of original land cover and new landscape. Even a small change to the 
land cover can categorize as land use changes. Land use changes occur due to many 
factors, but, the most influencing factor must be human intervention, such as agriculture, 
urbanization, building of infrastructure (roads, dams) and recreational activities. 
 Over one-third of the land, area of the world is in cropland or pasture, and a third 
is still covered in forests and woodlands. The two dominant land use activities are 
forestry and agriculture. While increasing amounts of land have been and will continue 
to be lost to cities, infrastructure and various forms of permanent degradation brought 
about through  desertification, erosion, salinity, toxic waste and mining, it is successful 
agriculture and forestry that will ultimately decide whether life on earth can be 
sustained.  
 Recognizing the importance of studies in land use (such as logging, ranching, 
agriculture, wildlife preserve, urban settlements) and land cover (such as forests, 
grassland, cropland, wetland, non biotic construction) change for understanding global 
environmental change, the International Geosphere Biosphere Programme (IGBP) and 
the International Human Dimensions Programs on Global Environmental Change 
(IHDP) formed an ad-hoc working group in 1991. 
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 Ever city or region must make decisions about how to use land and where to 
place houses, schools, libraries, airports, hospitals, prisons, power plants, roads and 
airports. Often there is a great deal of controversy over land use decisions. For example: 
- (i) residents do not want factories, prisons and airports near their homes; (ii) developer 
argue for zoning laws permitting them to build multi-unit housing on Agricultural lands; 
(iii) the utility company and homeowners debate the safety of building a nuclear power 
plant on a known earthquake fault; (iv) commuters and landowners often disagree on 
plans for widening or building new highways on rapid transit system. 
  
2.4  LUP and Population 
Land use changes mainly controlled by an important factor, which is fast 
population growth, especially in the developed world. In just over 50 years, the world’s 
population will have increased from just over 5 billion to 10 billion; twice as many 
mouths to feed, twice as many families needing energy, clean water, fibers, paper, 
vegetables oils, timber, and shelter. In the last 50 years, the world’s population has 
doubled from about 2.5 billion. History shows that our ingenuity and strong instincts for 
survival will drive us to meet our immediate needs; we have been remarkably 
successful, even if this has been achieved at costs to the environment. Populations have 
more or less stabilized in the industrialized countries, but continue to grow in the 
emerging and developing nations. 
 The world’s population is urbanizing faster than it is growing. The majority of 
people in industrialized countries and Latin America already live in an urban 
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environment, so it is in Asia and Africa where urbanization will increase most rapidly. 
People who live in urban areas have different, often more demanding, patterns of 
consumption of food, building materials, water and energy; they have higher 
expectations for a better quality of life. 
 Sustainable patterns of production and consumption are popular concepts that are 
universally accepted as and the ideal towards which we should move. They are not 
Utopian Plateau upon which, once achieved we can rest. Population growth, natural and 
man-made disasters, fluctuations in weather patterns and commodity prices, and rising 
expectations will require constant vigilance, maintenance and adaptation. Old 
technologies and some of the new ones will proof deficient in some way, as the 
sensitivity of our monitoring techniques improve our tolerance to imperfection decreases 
and our demands increase. 
 Many aspects of sustainability are measurable and monitor able – such as land 
use, biodiversity, vegetarian, land productivity and pollution levels – but others are 
about opinion, democracy and choice. Social and economic, institutional and financial 
criteria will increasingly dominate decision-making on sustainability. Acceptable 
indicators or standard can be negotiated amongst stakeholders. The decision made by 
societies on what we should sustain, where, how, for whom and for how long will have 
an increasing influence on land use practices. In the United Kingdom, the decisions in 
the land use and the ownership of forests are increasingly influenced by public, often 
urban, opinion. It is the role of science and technology to help meet human needs, and 
realize their aspirations and goals – sustainable. 
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 There are many criteria used for assessing sustainability-ecological, economic, 
social and institutional. It is possible to identify some essential elements without which 
the prospects for sustainable land use are poor; (i) a thorough knowledge of the nature, 
extent, state and best management practice for the land resources; and the means to 
detect and monitor the impact of change; (ii) a range tested technologies and options for 
land use that will meet human needs and aspirations; (iii) effective means to monitor the 
impact of development activities on the key elements of sustainability; and  (iv) the 
involvement and support of local communities and other stakeholders and potential 
beneficiaries. If current land use cannot satisfy the needs and expectations of 
communities, it stands little prospect of being sustainable. A dynamic state of land use 
can be described as sustainable, provided it does not destroy or permanently degrade the 
basis of its productivity. 
 We are hampered by a lack of absolute performance measures for forestry. For 
forests, the objective is less clear. The multiple functions and values of forests are 
seldom realized by an individual or single community. The stakeholders who value 
forests as  sequestrates of carbon, modifiers of climate and weather patterns or resources 
of plants with potentials pharmaceutical use are different to those who need firewood, 
fiber, food and timber, i.e. the values they give them are frequently different. These 
constituencies want different types of forests and forest products to those who simply 
want clean water and recreational facilities. Forests and agricultures are integral parts of 
a land use ‘continuum’. The original balance and distribution were determined by 
climate and geology; it is now decided by people, individually and collectively, 
responding to external; factors, ownership and their own wishes to develop and improve 
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the quality of their lives. It is a complex model and one that varies between countries, 
regions and communities. 
  
2.5  LUP and Policy Guidelines 
Decisions and policy makers should understand, quantify and optimize these 
interactions. Many of these interactions are physical; others relate to social and 
institutional relationships. We know that forests have a major impact on the hydrology 
and hence land use of areas beyond the forest; the flow, silt road and seasonal reliability 
of surface water, springs and depth of ground water cannot only have a major impact on 
the time to rectify these mistakes, but can influence the incidence of water-related 
disasters and tragedies. 
 Humans act on a passive nature. Much of the large literature on land tenure, 
agrarian structures, and rural development operates from a human centered perspective, 
without regard to ecological determinants, or operating under the apparent conviction 
that human technological drivers can generally overcome natural obstacles to settlement. 
Within this optic, political and social structures constitute the principal constraints on 
development, which are tempered by a durable techno-optimism (Blaikie and 
Brookfield, 1987). The environmental constraints on human activity may be 
acknowledged, but the origin or variability of those constraints is seldom questioned. 
Typically, this results in increased brittleness in managed landscapes, with management 
schemes tending to be ratcheted upward in the service of social and economic goals. 
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 Positive comments, weather it is gradual or catastrophic, are necessary for 
environmental change to occur. Since all environmental components are part of 
comment loops, each may be involved in exerting stress and may be recipients of the 
resulting strain. Either individually or in a group, the role of environmental components 
in initiating stress and ultimate change will vary in magnitude both spatially and 
temporally. The outcome will depend on the internal resilience of the given 
environmental system. The human impact on environment is chiefly due to the need to 
manipulate energy. A distinction is drawn between solar-powered ecosystems, human-
subsidized solar-powered ecosystems and fuel-powered urban-industrial systems. 
Humans manipulated the transposing ecosystem process by transforming into agro 
systems by channeling energy into specific plant or animal harvest for human 
consumption. 
 Latter has become increasingly necessary in order to sustain population growth 
and urban industrial systems, and involves a considerable addition of fossil-fuel energy. 
The emergence of fuel-powered urban-industrial systems, a process that began with the 
Industrial Revolution, generated new agents of environmental change, e.g. large-scale 
mineral extraction and fossil-fuel consumption. Moreover, there was shift in the 
distribution of population from rural areas to urban centers. Mineral extraction created 
environmental change by disfiguring landscapes and polluting drainage network. Such 
impacts tend to be local in contrast to the global impact fossil-fuel use. Expansion of 
urban and industrial areas crested new phenomena, i.e. flash floods and mud flood.  
 The extent of human ingenuity employed in the manipulation of ecosystems and 
the resulting range of agro systems are quite remarkable. Some agricultural systems may 
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rely almost entirely on solar energy whereas others are characterized by a massive fossil-
fuel energy subsidy. Whatever forms it takes, agriculture is major agent of 
environmental change, possibly the most significant agent. The nature and organization 
of agricultural systems are responses to cultural stimuli, which operate within the 
constraints of the physical environment. The stimuli may include population growth 
rates, availability of markets, and the need to generate foreign currency and the desire 
for food security, which relates to political superiority. The responses may include 
increased energy inputs through scientific and technological developments, e.g. 
pesticides and fertilizers, an increase in land clearance and a decrease in the length of 
fallow periods. The practice of agricultural caused the removal of a significant 
proportion of topsoil, which resulted in land degradation. This increases the siltation in 
the river systems, which can contribute to flash floods and mud floods. Arguably, land 
degradation is the single most pressing current global problem. As a result of remote 
sensing evidence we know that since 1945 1.2 billion ha, an area roughly the size of 
China and India combined, have been eroded at least to the point where their original 
biotic functions are impaired. Decline in potentially cultivable land leads farmers to 
cultivate steeper and steeper slopes. This may cause lands slides on hill slopes. 
  
2.6 LUP and Natural Disasters 
Landslide may not be as spectacular or costly as earthquakes, hurricanes or some 
other natural disasters. However, landslides are known to cause just as much if not more 
damage as any other geological hazard. We should know, as Malaysia has had its fair 
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share of catastrophic landslides, putting aside property damage, it is the loss of lives that 
is most devastating. Back in December 1993, the Highland Tower tragedy claimed the 
lives of 48 men, women and children (including an infant). One of the three blocks of 
condominium at Highland Tower in Hulu Kelang, Selangor toppled following a massive 
landslide, which swept away the foundation of the building. The mass movement 
processes that are most common in the Wairoa District are shallow slip and earth flow 
erosion. There is considerable evidence for frequent shallow slips under natural 
conditions (Clough, Hicks, 1992). Slipping is induced by short intense rainstorms or 
prolonged wet weather. The magnitude of slipping in any event is complex. Slipping 
under pasture occurs more intensely than under forest for storm events of the same 
magnitude. Therefore, average levels of slipping under pasture are between two and ten 
times greater than under indigenous forest or scrub (Clough, Hicks 1992). 
 In June 1995, the infamous Genting bypass landslide took the lives of 21 people. 
The incident gained notoriety after Works Minister Datuk Seri S.Samy Vellu attributed 
the cause of landslide to an “act of god,” In August the following year, an orang Asli 
settlement in Pos Dipang, Perak was swept away by a torrent of water and debris from a 
nearby hill. The incident claimed 44 lives, and caused extensive damage to the 
settlement. Another case of "divine" intervention, perhaps? Events that are even more 
devastating can be traced throughout history. An incident in Aberfan (pronounced 
Abervan) in 1966 is a classic example of how indiscriminate mining resulted in the loss 
of life of over too children and adults. Aberfan in Cardiff, Wales, was at one time a 
peaceful hillside town until coal was discovered in the mid 1800s. From then on, shafts 
were sunk to mine coal waste sky high. Some of the piles, known as tips, reached over 
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50m in height. These tips of coal waste were a disaster waiting to happen. On October 
21, 1966, one of the tips started to move down the hill. A slow, almost unnoticeable 
slide then came crashing down within minutes, engulfing a school and a number of farm 
hoses. In its aftermath, 144 people died, of whom 116 were children. Landslide occurs 
when masses of rock, earth or debris move down a slope. Landslides may be very small 
or very large, and can move at slow to very high speeds. They are triggered by storms, 
fire and human interference with the land. Landslides occur as a result of rainstorm, 
earthquakes, volcanic eruptions, and various human activities. 
 Mudflows (or debit flows) are rivers of rock, earth, and other debit saturated with 
water. They develop when water rapidly accumulates in the ground, such as during 
heavy rainfall. They change the earth into a flowing river of mud or "slurry". Slurry can 
flow rapidly down slopes or through channels, and can strike with little or no warning at 
avalanche speeds. Slurry can travel several kilometers from its source, growing in size at 
its picks up trees, cars, and other materials along the way. Mudflows tend to flow in 
channels, but will often spread out over a flood plain. They generally occur in places 
where they have occurred before. A mudslide one type of landslide is a sinkhole. Steep 
hills and mountains are often the sites of land and mudslides. Many things weaken 
slopes on these hills, and mountain. Erosion by rivers, glaciers or ocean waves and fire 
leave slopes bare and vulnerable to heavy rain. Snowmelt can saturate the ground, and 
earthquake weakens the structure of the slope. Volcanic eruption produces loose ash 
falls that deposits debris on slopes. The weight of snow, stockpiling of ore, waste piles, 
and even building can put stress on weak hillsides. 
 Once a slope is weakened, almost anything can set a landslide off. Rain, 
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earthquakes, and even blasting are common causes. If the hillside is dry, dirt and rocks 
can tumble the grade. If however, the slope is saturated with water, a mudslide occurs. 
This more destructive flow can pick up rocks, trees, houses and cars. As the debris, 
moves into river and streambeds, bridges can become blocked or even collapse, making 
a temporary dam that can flood neighboring areas. Land management often causes 
landslides, mudflows and debris flow problems. Improper land-use practices, 
particularly in mountain, canyon and coastal regions, can create and accelerate serious 
landslide problems. Landslides happen in areas that have very weak or stressed material 
resting on steep slopes. Even gentle hills can slide if the conditions are right. If you are 
in area that has a history of landslides, be aware of the signs that will alert you to the 
possibility of a landslide. 
 The causes of artificial landslide lie in the way soil has been cut or banked. The 
speed of a landslide varies greatly, ranging from a slow rate of one cm a year to a speed 
of several meters a day. The speed can change over a period of time. In the case of 
landslide covering a wide area, several slides may take place at the same time, each one 
having its own rate of slippage. In May 1970, an earthquake in Peru claimed about 
70,000 lives, of which 20,000 perished as a result of the debris avalanche from the north 
peak of Nevado Huascaran. During the period 1971 -75, some 19,000 lives were lost in 
earthquakes, tsunamis, volcanic eruptions, landslides, and show or ice avalanches. About 
84% of the casualties were attributed to earthquakes and 14% to landslides. Annually, 
direct or indirect costs or landslides in the US have been estimated to exceed US$1 
billion. Landslides and mudflows sometimes strike without warning signs, only taking 
notice when it is too late. The force of rocks, soil, or other debris moving down a slope 
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can devastate anything and everything in its path. Landslides should never be taken 
lightly. 
  
2.7  LUP in Malaysia 
In Malaysia, under development planning system, development control was 
defined as the requirement that all development (e.g., building, engineering, mining or 
other operations in, on, over or under the land, or the making of any material change in 
the use of buildings of other land) must have the approval of the local authority (Town 
and Country Planning Acts, Act 172, 1976). When a planning Application (as required 
by Acts 172) is sent to the local authority, the local authority considers whether the 
proposal is in accordance with the Local Plan if there is one. If there are no Local Plan 
for the area decision are made on an ad-hoc basis. The Planning Department processes 
the application and recommends to the planning committee to approve the application, 
or refuse it or approve it with condition. But because of the variation in size and 
character between one authority and another pattern in decision making is not uniform. 
The planning approval for a building or subdivision of land does take a long time 
because so many departments within and outside the local authority are involved in the 
approval process. 
 The development plans serve to complement the upstream planning effort by 
providing the necessary physical development strategies for executing the above socio-
economic development policies in definite spatial terms. To get a better understanding of 
how development plans under the planning system works, it may be necessary to further 




 Under provision in the Town and Country Planning Act (Act 172, 1976), Local 
Planning Authority (LPA) is required to prepare a Structure Plan and Local Plans under 
its areas of jurisdictions. The Act, details the procedures for the preparation, submission 
and approval of the two plans. The main function of the plans is to control development 
and ensure development takes place in an orderly manner for the development. Which 
means that, the property owners and developers cannot as certain from just the 
Structures Plan alone the precise extent of their property development projects by a 
Structural Plan proposal? A Local Plan translates the more general land use policies 
Structure Plan into detailed proposals for development and thus serves as a guide to both 
property owners and developers with regards to development control and helps to 
provide a basis for the coordination of public and private investment in development and 
redevelopment. The development planning system under the Act has its outstanding 
characteristics, its comprehensive nature in the Structure Plan and its cohesiveness in the 
Local Plan. In essence the development planning system has its central focus on the 
positive aspects of promotion as well as negative aspects of control. 
 The Town and Country Planning Act 1976, introduces a comprehensive system 
of town and country planning in Malaysia which is reflecting the growing importance of 
a proper and comprehensive urban planning system in the country. The key feature of 
the Act is; (i) the preparation of development plans consisting of structure plan and local 
plans by the local planning authority; (ii) the requirement to obtain planning permission 
from the local planning authority before carrying out any development; (iii) the 
enforcement by the local planning authority in cases of contravention of the Act; (iv) the 
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levy of development charges, (v) the right of appeal to an Appeal Board against the 
decision of the local planning authority; (vi) the right of affected land owners to serve 
purchase notice on the local planning authority. 
 
2.8  Conclusion 
 The above discussions relate the importance of Land Use Planning in the context 
of development especially in the property sector. Since it involves urban development, 
the Land Use Guidelines need to be observed strictly. The other issues that demand 
relevant attentions are social and environment related problems. Concept of sustainable 















 This study will adopt the social qualitative case study methodology covering 
both primary and secondary data. Generally the study involved three main stages as 
follows: 
 
Stage 1: The first stage involved preparatory work to collect data for the study. This 
involved literature review, the primary and secondary data collection, by way of file 
reviews, in-depth interviews, and observation. The information obtained from the 
various data source will triangulate and validate the data, the finding and the 
suggestions. The primary and secondary data were collected from the following sources; 
 
i. Kubang Pasu District Council; 
 






iii. The Department of Town and Country Planning, Ministry of Housing and Local 
 Government, Kuala Lumpur; 
 
iv. DOE of Northern Region, Butterworth. 
 
v. Books, journals, previous studies and conference proceedings on LUP, legal 
 provisions and legal literature and literature concerning housing development 
 and planning (such as development plans) in Malaysia and abroad. 
 
vi. The private consultants and professional parties and bodies (e.g. PAM – 
 architects, MIP – Town Planners, MIE – Engineers, lawyers, property 
 management firms, REDHA – real estate agent which is represents private 
 sectors); and, 
 
vii. Ordinary residents and the general public (as the stakeholders to the LUP) of the 
 housing development projects concerned. 
 










3.2    The social research methodology  
 
 Under this topic, the type of methodology will be qualitative methodology rather 
than quantitative methodology on the reason that the researchers intend to do an in-depth 
and a detailed case study of certain LUP on one (1) housing development project.  In 
addition, as the nature of the research is of a case study, it warrants the qualitative 
approach is employed.  Qualitative methodology is concerned with exploring people’s 
life, histories or everyday behavior that quantitative research is unable to grasp.  
Quantitative methodology, on the other hand, limits the information that certain sources 
could offer.  The weakness of the quantitative methodology is that, it is subject to 
limited variables set out at the outset of the research (Silverman, 2000, pp. 2, 14, 89, 
Yin, 1994, pp. 14 & 15, & Yin, 2003, pp.14 & 15). 
 There may be other social and cultural variables and cultures that have not been 
contemplated and measured by previous researches or the knowledge of the researchers.  
The implications of this defect are that, the results produced may not be confident 
enough and may not represent the true state of the situation under research.  It could be 
misleading and spurious.  Much of quantitative research leads to the use of a set of ad 
hoc procedures to define, count and analyze its variable.  On this basis, qualitative 
researchers have preferred to describe how, in everyday life, researchers actually go 
about defining, counting and analyzing (Silverman, 2000, pp 4, 5, 7). 
 By using the qualitative method, information gathered will be more and 
enriching as it involves an in-depth understanding and study of a particular matter.  For 





been planned or thought about. As regards the administrative and decision making 
process for implementing LUP for housing development projects executed by the State 
Authority, State Planning Authority and State Land Authority, it is evident that there are 
many information that are  not explored by simply answering the specific set of sample 
questions affordable by using quantitative research methodology.  These matters include 
the idea of individual context, experience, feelings and intuitions.  Thus, it is suggested 
that it is more prudent to use qualitative research methodology than quantitative research 
so that the findings and information would be meaningful and enriching.   
 By using qualitative methodology, many new aspects of problems can be 
identified and thus, once they are identified, suggestions would then follow, resulting in 
the research results and findings being more beneficial and practical (Silverman, 2000, 
pp. 1, 2, 8). Further, due to the nature of this research, which is humanistic and 
subjective, this study will utilize the qualitative research approach (Silverman, 2000, pp. 
9—11). 
 In this research, the description is about the phenomena of the administration, 
decision making process and the law involved and undertaken by the State Authority and 
related authorities in executing LUP for development of housing projects at certain 
particular locations by way of case study.  The objective is to get as much as possible the 
in-depth information about the practice of LUP in Penang. In regard to the accuracy, it is 
opined that, it would not be a problem as the sources are the preserved and maintained 
files and documents available in the above date source.  
 Further information will be elicited via in-depth interviews from these data 
sources, their officers, professional parties, the public and the developers.  It should be 





the researchers. Furthermore, by having various sources, triangulations and means of 
data collection, via vide the documents, texts (by way of internet search and manual 
reading), observations (including observation on the housing development project sites), 
file reviews and interviews from the above mentioned parties and the data sources, the 
data would be more corroborative to each other and will improve the reliability of the 
other side of data source.   
 In addition thereto, the data are substantially primary data, not secondary.  These 
sources are direct, authoritative, original, genuine, and free from views and not 
influenced by anybody’s opinion.  This would also be the case for statutes, legal 
provisions, reported case law and other legal literature and sources that are referred to in 
the course of the research writing.  Thus, the issue of availability, biasness, reliability, 
credibility and validity that may be contemplated by opponents of the qualitative 
research would not be tenable (Hammersley, 1992, p. 163, Mason, 1996, p. 6, 
Silverman, 2000, pp. 98—99, Charterjee, 2000, pp. 20-27). 
 
3.3 The case study 
3.3.1 Introduction 
 Increasingly, land is a scarce resource which is much sought after in Penang 
Island, Malaysia. This is because Penang Island is largely made up of steep topography 
and much of the lowland areas are already developed. Penang is one of the many rapidly 
industrializing states in Malaysia (See  Table 1, 2 & 3) with a largely urban populace. In 
recent decades, efforts at industrialization and the development of other economic 





land. Although land reclamation has eased the pressures somewhat, it is not enough to 
satisfy the high demand for land on the island. As such, developers intensify the 
reclamation process to create more land to ever growing housing and industrial sector. 
This led to many environmental problems such as permanent loss of mangroves, loss of 
coastal ecosystem, destruction of endangered fauna and flora, soil erosion, water 
pollution, sedimentation, changes of littoral current and downstream flooding. Some of 
these problems have been exacerbated and turned into disasters due to the extremely 
fragile and sensitive nature of coastal ecosystems. There are  several key issues which 
causes  land management problems in Penang Island; (i) The city was old and land 
policies practiced previously were often difficult to replace or modify; (ii) Conflicts 
between redevelopment and conservation; (iii) Conflicts between modern technology 
and cultural heritage and traditions; (iv) Frequently changing demands for residential 
developments;  (v) High expectations of the citizenry for an improved quality of life, 
such as better infrastructure and security, as well as improved recreational facilities; (vi) 
Non commitment from various agencies involved in the land use development and (vii) 
Fragile cooperation and correlation among various agencies involved in the land use 
development.  
 The study area has vast potential to be developed into a high-end residential and 
commercial hub. The development of this place brings huge socio-economic advantages 



















3.3.2  General features of landscape and issues of land management in Penang 
 Island 
 
 Penang Island has a total area of only about 295 sq. km. About 49.2b% of this 
area is above the 65m (200ft) contour line. Generally land above 45/60m (150/200ft) 
becomes very steep and thus unsuitable for development. About 65sq.km or 22% of the 
total island area has already been built up. Large part of the island has also been gazette 
under various Acts and Ordinances for the purposes of conservation, protection or 
maintaining a particular use in a specific area. These include the gazette Hills Lands 
(under the Land Conservation Act 1960), the Forest Reserves (Forest Ordinance), the 
Irrigation and Paddy Land (Irrigation Areas Ordinance) and the Water Catchments 
Areas. Local government in Penang Island, in theory, began in 1857, when Act. No. 
XXVII entitled “An Act for Appointing Municipal Commissioners and for Levying Rates 
and Taxes in the Several Stations of the Settlement of Prince Of Wales Island, Singapore 
and Malacca” was implemented. Before that, decisions on the lay-out of roads and 
allocations of land use were done on an ad-hoc basis. The promulgation of the Act 
provided for a more systematic improvement of roads, provisions of additional supply of 
water, and provision of a complete system of town drainage. In 1888, an Act (Ordinance 
IX) was adopted which confined Municipal Government to the town, leaving the rural 
districts to be administered separately. To date there are several agencies from the 
federal and state government involved in the land use development planning
1
. Lack of 
supply and high demand of developable land in Penang Island have made land prices 
fairly high since 1970
2
. This in turn created sub-urban areas such as Bandar Bayan Baru, 
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 Penang Island Structure Plan, 1987 
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Air Itam, Tk. Bahang and etc. Tg. Tokong was a good example of urban sprawl towards 
the north of Georgetown. Table 1 shows chronology of land development issues at Tg. 
Tokong from 1840’s until 1980’s. This is very important to understand the 
environmental issues related to Tg. Tokong. 
 
3.3.3  Chronology of land use issues at Tg. Tokong from 1940’s until 1980’s 






The area now called Tg Tokong, formerly known as Teluk Tikus by 
Malays, was opened by Tok Guru Haji Hassan Fusanah, a religious 
teacher of Jawi Peranakan origin who came from Madura
3
. He also 
founded the Batu Uban mosque, an area earlier founded by a pioneer 





 is Batu Uban, another area undergoing rapid 
urban development. In this sense, the history of Batu Uban is linked to 
Tg. Tokong. The tombstone of Tok Guru Hassan is sited at the Tg. 
Tokong cemetry. Malays who settled here around this time were 
Kedah Malays, fleeing atrocities of the Thai in Kedah. Since this 
settlement was pre-colonial on the water’s edge, there was no attempt 
to procure titles. The first mosque, Masjid Tuan Guru is opened Tuan 




Pushed by rapid urban development of the Eastern seafront of the 
island at Gurney Drive, Kelawai and other fishing areas of Kampung 
Gigi Air, more Malay fishermen settle at Kampung Tg. Tokong. The 
Eastern seafront where Malay fishing villages were formerly located 
becomes the most prestigious area of housing for Hokkien Chinese 
Kapitans
6
 Taipans and the Kedah royalty. 
                                                          
3
 Island in the Indonesian Republic. 
4
 Arabic descendents. 
5
 Descendents from the Northern part of Sumatra, Republic of Indonesia. 
6
 Kapitan refers to an assortment of different political and military positions held historically in several      
   different areas. They wielded considerable influence, contributing to social, economic and political     







Areas of Bagan Jermal adjacent to Tanjong Tokong are developed by 
Chinese entrepreneurs. A Taoist seaside temple is constructed at 
Tanjong Tokong. Wealthy Malays move out of Tanjong Tokong, 
Bagan Jermal and Pantai Molek as more Chinese merchants buy land 
in this area. Malays become a cultural minority. The only Malays who 
continue to live here are fishermen, labourers, teachers and vendors. 
Features of a coastal Malay community remain-mosque, school, 
fishing boats, fishermen’s rest huts and wharfs. Fishermen from Kedah 
begin to settle at Tg. Bungah and Batu Feringghi and the local Malay 
population moves Northwards to the Northeast Coast at Batu 
Feringghi. All along the Northeast and Southeast Coasts, Malay 
fishing villages, Kampung Gigi Air are the landmarks of an island 
populated before the coming of Captain Francis Light in 1786. 
1871 
 
It was estimated that there were 61, 797 people on the island, out of 
which 70 per cent were Malays and 10 per cent Tamil Muslims. Of 
these Malay Muslims, 322 were Arab of Hadrami origin. Of these 
Malays, more than 80 per cent were coastal dwellers. 
1893 
 
Karwa Nina Mohamed of Nina Mohamed and Sons builds the Masjid 
Karwa at Tanjong Tokong. He was a wealthy money-changer and 
importer who lived at Muntri Street and set up a money-changers shop 
outside the Netherlands Trading Society in Beach Street. 
1903 
 
Europeans begin to develop an interest in the Northeast Coast and 
formed the Penang Swimming Club in 1903. Missionaries develop 
missions on coastal and hill tracks of Tanjong Bungah. Seaside 
bungalows are built along the Northeast Coast. 
1910 A wakaf mosque is built at Tanjong Bungah for the fishing community 
1921 Hafiz Ghulam Sarwar , the first Sunni Muslim to translate the Qur’an 
into English, gives a special mention to Tanjong Tokong and Tanjong 
Bungah in “The Word of God and the Wonders of Science” published 
in The Muslim 1929 (13-14). He describes turtles laying eggs on the 
shores. “Malay women scout the sandy shores and when they sea turtle 
laying eggs, they sit down and watch. When the poor creature has 
retired into the sea, the keen eyed fisher-women digs up the sand and 
triumphantly carries her basketful to the market…Life is indeed a 
struggle, a jihad.” 
1941 
 
The Japanese bomb George Town, Tg. Tokong and other coastal areas 
on the island. Japanese occupation and surrender in 1945 created a 





first to protect their families from atrocities and after the occupation to 




The British Government uses funds from the Muslim and Hindu 
Endowment Board to reclaim the frontal portion of the shores where 
the derelict houses are now located. This includes 54 acres of seafront 
land built through natural reclamation.
7
 
1974 1974, the federal government
8
 decided to develop Tg. Tokong through 
the Urban Development Authority (UDA). Thus, the state government 
transferred 48 acres of the land for a token RM1. Land titles were 
issued to 6 lots in Tanjong Tokong town; lots 253,339, 340, 341, 859, 
860.UDA is given the mandate to develop Tg. Tokong. 
 
Source: Raman, 2008. 
 
Figure 3.2 and Figure 3.3 clearly illustrates the dynamisms of land use at Tg. 
Tokong from 1981 until 1996 
Figure3.2: Tanjong Tokong – 
Bagan Jermal ,       1981 
Figure 3.3:    Tanjong Tokong – 
Bagan Jermal ,1996 
  
Source: Final Report, PEGIS, 2004 Source: Final Report, PEGIS, 2004 
 
                                                          
7
 Retreating shoreline caused by changes in the sea currents. 
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Fig 3.2 and 3.3 further explains the development that taking place at Tg. Tokong. It also 
explains the natural coastal process occurring at the coastal zone of Tg. Tokong. This 
process creates natural spit formation adjacent to the coast which paves ways for land 
reclamation activities in the future. 
 
3.3.4  Land use development at Tg. Tokong after 1980’s 
 One of the main issues that paved way for the rapid development was the UDA
9
 
vs. the Tg. Tokong Villagers.  The traditional villagers who have been there for the last 
200 years were declared “squatters” through UDA’s affidavit filed in the Penang High 
Court on 10 December 2008. As mentioned in the Penang Land Office’s letter ref. Bil: 
(44) dlm. PTG/PM/DTL/76 dated 13 February 1984; the land transfer was on condition 
“the land hereby alienated shall be used solely for the rehabilitation, reconstruction and 
renewal of Tanjong Tokong village”. UDA was “rewarded” with another 52 acres of 
coastal reclaimed land (adjacent to E & O’s Sri Tanjong Pinang Development) by the 
previous state government, where high-end condominiums, terrace houses (under 
construction) and a commercial complex (in planning stage) are in the pipeline. UDA 
should also build low- and medium-cost flats within that area to ease the plight of the 
real “squatters” and new young families who reside in Tanjong Tokong Village.  Letter 
from the Director of the Land Office of Penang [44] in Ptg/pm/dtl/76] to inform the 
Chief Minister that 54 acres comprising the Tanjong Tokong Village had been alienated 
to UDA with the special provision, that “the land hereby alienated shall be used solely 
for the rehabilitation, reconstruction and renewal of Tanjong Tokong village”. The Land 
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Office also stated that they had stopped issuing TOL after the village was alienated to 
UDA. UDA Holdings Bhd will invest RM360mil in two new housing and commercial 
projects in Tg. Tokong, Penang
10
.  
 Fig 3.4 and 3.5 gives a better picture of recent activities of UDA at Tg. Tokong. 
It clearly shows the development project has accelerated significantly as time lapses.  
 
Figure 3.4: Tanjong Tokong – 
Bagan Jermal.  Coastal Line: 
Red in 1981, blue in 1996 
Figure 3.5: Developments on the 
reclaimed area at Tg. Tokong, 2010. 
  
Source: Final Report, PEGIS, 2004 Source: Raman Mariyappan, 2007 
 
Table 3.2, 3.3 and 3.4 illustrates the importance of population as an essential input for 
any development projects. Penang Island which experiences high increase of population 
due to migration, need a better understanding between populous and development. 
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Table 3.2: Penang Island’s Rural and Urban Population 
Category 1970 1980 1991 2000 
 No % No % No % No % 
Urban 395,615 51 427,805 47.5 798,276 75 1,052,073 80.1 
Other 380,509 49 472,967 52.5 265,890 25 261,376 19.9 
Total 776,124 100 900,772 100 1,064,166 100 1,313,449 100 
Source:  National Statistics Department, 2008. 
Table 3.3: Urbanization among Malaysian States 
State Urbanization Rate (%) 
 1970 1980 1991 2000 
Federal Territory/Kula 
Lumpur 
100 100 100 100 
Selangor 26.2 34.2 75.2 79.5 
Pulau Pinang 51.0 47.5 75.0 79.5 
Melaka 25.1 23.4 38.7 67.3 
Johor 26.3 35.2 47.8 63.9 





Negeri Sembilan 21.6 32.6 42.0 55.0 
Terngganu 27.0 42.9 44.5 49.5 
Pahang 19.0 26.1 30.4 42.1 
Kedah 12.6 14.4 32.5 38.7 
Perlis 2.7 8.9 26.6 33.8 
Kelantan 15.1 28.1 33.5 33.5 
East Malaysia/Sarawak & 
Sabah 
28.7 37.2 54.3 65.2 
Malaysia 26.8 34.2 50.7 61.8 
Source:  National Statistics Department, 2008. 
Table 3.4: Housing Land Needs 2006-2020 
District 2006-2010 
(area in ha) 
2011-2015 
(area in ha) 
2016-2020 
(area in ha) 
Total 
Pulau Pinang 19.8 123.5 267.2 410.5 
Barat Daya 
District 
12.0 36.0 44.1 92.1 
Other District 7.8 87.5 223.1 318.4 





3.4  Conclusion 
 The data collection instrument for this research was determined by the degree of 
participation by the respondents in the study. This method will give a clear picture and 
better understanding of the pertaining issues on aspects of social and environment. Tg. 
Tokong serves a good case study for this purpose due its background and potential to be 











 This chapter will be focusing on the findings of the research. The discussion will 
be spread into three parts; the first part displays the data collected from the residents 
from the Fishing Village at Tg. Tokong; the second part comprises data about the main 
developer, the government agencies covers the third part; and finally the fourth part 
describes data collected from NGO. Structured interview using questionnaire were 
employed to gather data, and the data were analyzed and occasionally displayed using 
SPSS. 
 
4.2 Residents of UDA Temporary Housing Program at Tg. Tokong. 
4.2.1  Demography 
 The researcher manages to interview about 36 residents out of 90 residents who 
are still occupying the temporary housing units provided by UDA using random 
sampling. A structured interview was conducted which comprises; demography, 
property ownership, environmental knowledge and social issues. Table 4.1-4.7 and 
48 
 
Figure 4.1 show the components such as number of people per household, occupation 
and income. Majority of the residents were employed in the transportation and hotel 
sector. Most of them earn between RM 1501-RM3000 per month. The head of the 
household age is between 50 and 60 years old. The second generation is performing 
better in terms of employment and earnings. 




Total Cleaner Driver 
Hotel 
Cleaner 
Gender Male 1 22 8 31 
Female 0 0 5 5 
Total 1 22 13 36 
        Source: Survey, Mac –May, 2011 
 
Figure 4.1: Gender and Occupation  
 
















Table 4.2: Gender and Number of Children  
 
 
No. of children 
Total 0 2 3 4 5 6 7 
Gender Male 2 1 5 5 14 3 1 31 
Female 0 1 0 1 2 1 0 5 
Total 2 2 5 6 16 4 1 36 






Table 4.3: Age and Occupation  
 
Respondents Occupation 
Total Cleaner Driver Hotel Cleaner 
Age 50 0 2 2 4 
51 0 1 1 2 
52 0 1 3 4 
53 0 6 2 8 
54 0 2 1 3 
55 1 0 2 3 
56 0 4 0 4 
57 0 2 0 2 
58 0 1 1 2 
60 0 3 1 4 
Total 1 22 13 36 
















Figure 4.2: Age and Occupation 
 





Table 4.4: Occupation and Number of Children 
 




















Respondents Occupation Hotel 
Cleaner 




No. of children 
Total 0 2 3 4 5 6 7 
Occupation 
Cleaner 0 0 0 1 0 0 0 1 
Driver 1 0 4 4 9 3 1 22 
Hotel 
Cleaner 
1 2 1 1 7 1 0 13 




Figure 4.3: Occupation and Number of Children 
 
 






Table 4.5 Gender and Number of Children Working 
 
Respondents 
Number of Children working 
Total 
0 1 2 3 4 
Gender 
Male 3 8 17 2 1 31 
Female 0 1 4 0 0 5 
Total 3 9 21 2 1 36 





















 Respondents Occupation Hotel 
Cleaner 
















Male 1 29 1 31 
Female 1 4 0 5 
Total 2 33 1 36 
Source: Survey, Mac –May, 2011 












Cleaner 0 1 0 1 
Driver 1 20 1 22 
Hotel 
Cleaner 
1 12 0 13 
Total 2 33 1 36 
Source: Survey, Mac –May, 2011 
Figure 4.4: Occupation and Total Income 
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Age 50 0 4 0 4 
51 0 2 0 2 
52 1 3 0 4 
53 1 7 0 8 
54 0 2 1 3 
55 0 3 0 3 
56 0 4 0 4 
57 0 2 0 2 
58 0 2 0 2 
60 0 4 0 4 
Total 2 33 1 36 








Table 4.9: Occupation and Number of Children Working 
 
Respondents  
Number of Children working 
Total 0 1 2 3 4 
Occupation 
Cleaner 0 1 0 0 0 1 
Driver 1 6 12 2 1 22 
Hotel Cleaner 2 2 9 0 0 13 
Total 3 9 21 2 1 36 








Table 4.10: Children’s Occupation 
Children’s occupation Frequency 
Accountant 1 
Driver 6 
Factory worker 16 
Graphic designer 1 
Hotel Cleaner 5 
Hotel worker 1 
Office boy 8 
Office girl 2 
Salesman 13 
Salesgirl 1 
Source: Survey, Mac –May, 2011 
 
 
Figure 4.5: Children’s Occupation 
 





4.2.2  Property Ownership 
 Table 4.11 and Figure 4.6 shows none of the household owns any property in the 
Island. Almost all of them are renting from UDA. 






Status Rooms available 
in the house 
900sqft No Renting 
Hall, kitchen and 
2 bedrooms 
Occupation Cleaner 1 1 1 1 
Driver 22 22 22 22 
Hotel 
Cleaner 
13 13 13 13 
Total 36 36 36 36 
Source: Survey, Mac –May, 2011 
 
Figure 4.6: Gender and Property Ownership 
 











900sqft No Renting Hall,kitchen and 2 
bedrooms 
Area of property Property owner Status Rooms available in 
the house 
Occupation Cleaner Occupation Driver Occupation Hotel Cleaner 
56 
 
4.2.3  Environmental Knowledge 
 
Table 4.12 and Chart 4.7 show the environmental knowledge among the 
residents at the UDA Temporary Housing Program. Waste water from the UDA 
residential area enters the open drainage system which is discharge directly to the sea. 





















































1 2 2 2 0 2 0 2 2 0 2 
2 22 22 22 0 22 1 21 22 2 20 
3 5 5 5 0 5 0 5 5 0 5 
4 7 7 6 1 7 1 6 7 0 7 
Total 36 36 35 1 36 2 34 36 2 34 










Figure 4.7: Environmental Issues on UDA Residential Area 
 
 
Source: Survey , Mac –May, 2011 
 






























































 Cleaner 1 1 1 0 1 0 1 1 1 0 1 
Driver 22 22 22 0 22 1 21 22 22 2 20 
Hotel 
Cleaner 
13 13 12 1 13 1 12 13 13 0 13 
Total 36 36 35 1 36 2 34 36 36 2 34 










Figure 4.8: Environmental Issues on  UDA Residential Area 
 
Source: Survey , Mac –May, 2011 
 
 
Table 4.14: Flood Frequency and Assistance Received 



































































































































































































1 0 1 1 0 1 1 1 1 1 
22 0 22 22 0 22 22 22 22 22 
13 1 12 11 2 13 13 13 13 13 





Figure 4.9: Flood Frequency and Assistance Received 
 




Table 4.15: Occupation and Estimated Loss to the Property during Flood 
Respondents 
Occupation 








































































0 0 1 0 0 0 0 0 0 1 
2 1 4 1 6 0 3 3 2 22 
2 0 4 2 3 1 1 0 0 13 
Total 4 1 9 3 9 1 4 3 2 36 








Figure 4.10: Occupation and Estimated Loss to the Property during Flood 
 
Source: Survey , Mac –May, 2011 
 
 
4.3 Urban Development Agency (UDA) 
In the early stage only UDA was allowed to develop the coastal zone of the Tg. 
Tokong which comprises the study area. Later UDA has appointed E & O to develop the 
Tg. Tokong coastal zone as a high-end commercial and residential place. A structured 
interview with UDA were manage to be conducted and the data will be displayed by 
descriptive method. The structured interview had eight sections and in each section the 

















































































4.3.1 Government Policy 
Under this section, a total of three questions were asked which comprises the role 
and the responsibilities of the development agency. This section also emphasis on the 
issue of adequate documentation which is parallel with the relevant ministry. Under this 
section, UDA made it clear that the CEO and its executive members always abide by 
government policies and regulations in all the Tg. Tokong property development project. 
4.3.2 The Environmental Framework 
The section consists of 11 questions which mainly involves the framework of the 
environmental procedures, policies, practices, systems, environmental management 
information,  documentation of environmental responsibilities, identifying the human, 
technical and financial resources to meet the environmental objectives and targets, 
adaptation of EMS 14001, collaboration with other government agencies and NGO’s as 
stakeholders on management of environment  and lastly the assessment of financial cost 
for managing the environment. 
UDA always has an established procedures and commitments towards 
environmental stewardship. The agency also agreed that they have comprehensive, up-
to-date documented policies and practices to support environmental management. Since 
UDA have adopted the EMS 14001, the agency always integrates the EMS in their 
business management process by identifying, allocating human, technical and financial 
resources to meet the environmental objectives and targets. Under the 14001 standard 
UDA has assessed the cost and benefits of certification and already prepared a business 
case to support this decision. UDA also has a very good relationship with other 
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government agencies but little or never had any collaboration with NGO’s especially 
related to environmental management. 
4.3.3 The Environmental Policy 
Under this section a total of 14 questions were put forward to UDA. The 
questions concentrated on matters such as documentation of environmental policy, 
consistence with other corporate players, top management’s commitment, 
appropriateness towards the nature and scale of UDA’s development impacts, 
commitment to continuous improvement, prevention of pollution, Ecological 
Sustainable Development (ESD), complying with relevant environmental legislation and 
regulations and other environmental mandates, providing a basis for objective and target 
setting parallel with organizational goals that drives discrete and measurable outcomes, 
communicating to employees consisting of all business units about organizational 
environmental policies,  committed to transparency and openness in reporting about 
UDA’s management of the environment, the availability of the agency’s environmental 
report to the public, periodical reviewing of the environmental policy to ensure their 
continue relevance in light of changing standards, technology and emerging concerns, 
level of management responsible for maintaining the currency of corporate 
environmental policies, consideration of view of stakeholders taken into account in 
developing the policy, and the methods which promulgated throughout UDA and 
stakeholders use the contemporary technology on environmental management. 
UDA agreed that the agency has a well documented environmental policy, the 
document is always at par with other corporate policies and the top management is 
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committed to the policy. The agency also agreed that top management is most 
committed to the environmental policy. The agency’s environmental policy is always 
appropriate to the nature and scale and environmental impacts of its activities, products 
and services. However, the agency is only occasionally committed to continuous 
improvement and prevention of ESD. UDA is always complying with relevant 
environmental legislation and regulations and other environmental mandates. The 
organization sometimes provides a basis for objectives and target setting for goals which 
will bring discrete and measurable outcomes and communicate to employees of all 
business units. The agency’s commitment on transparency and openness in reporting 
management of the environment and its accessibility to the public is very much limited. 
The policies of the agency sometimes reviewed periodically to ensure their continuing 
relevance in light of changing standards, technology, and emerging concerns. 
Developing the environmental policy in the agency only involves limited participation 
from stakeholders. 
4.3.4 Planning 
This section is sub-divided into four topics and has a total number of 40 
questions. The sub-topics are Environmental Aspects which concentrates on 
establishment of a systematic, and documented process describing the methods to 
identify, monitor and evaluate environmental aspects of the activities, products and 
services, development, application and operational aspects, environmental risk 
assessment to evaluate the above mentioned aspects which may have a significant 
impact on the environment,  scale, frequency, severity and sensitivity of the 
environmental impacts, determining the aspects which has significant impact using a 
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recognized risk management approach, establishing environmental objectives and targets 
that can be achieved through certain programs, monitor and measure this program 
through specified systems, describing the process of managing and documenting the 
environmental responsibilities to the management and other staffs. Finally providing 
information for the audit to review the process to confirm planned arrangements are 
properly implemented and maintained. 
The agency always establish a systematic and documented process describing the 
methods to identify, monitor and evaluate environmental aspects regards to the agency’s 
activities, products and services. This process sometimes helps the agency to develop, 
apply and operationalize the environmental policy. The agency also always includes an 
environmental risk assessment to evaluate those aspects, which may have a significant 
impact on the environment. This risk assessment always consist scale, frequency, 
severity and sensitivity on the environmental impacts. Those significant aspects always 
considered in setting environmental objectives and targets. Regrettably to establish 
programs to achieve this objective and targets are not done on regular basis, furthermore 
only these programs are monitor and measured.  The agency has well documented 
environmental responsibilities that are appropriate to the agency and the planned 
arrangements are audited properly to ensure environmental policy are implemented and 
maintained. 
The second sub-topic is about legal and other requirements that the agency need 
to comply. The requirement of the agency’s operations, compliance with environmental, 
health or safety regulations at either the national or state level. The agency also needs to 
identify the legal and other regulatory requirements associated with environmental 
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impacts of activities, products or services. Providing access  which comply and keep 
track of changes with legal and other regulatory requirements.  
The agency’s operations always require compliance with environmental, health 
or safety regulations at either national or state level. The agency also always identifies 
the legal and other regulatory requirements associated with environmental impacts of 
activities, products or services. Surprisingly the agency only occasionally provide access 
to the legal and other regulatory requirements and evaluate compliance with the legal 
and other regulatory requirements. The agency keeps track of changes to legal and other 
requirements by setting a special task committee on the related issues on environment. 
The third sub-topic is about achieving objectives and targets. The agency’s 
environmental objectives establishment for each relevant business function. This 
objective’s significance, targets, communicated to all relevant business functions, 
employees, contractors and suppliers. Establishing Key Performance Indicators (KPIs) 
to demonstrate progress against environmental objectives and targets. Capability of the 
agency to identify and track KPI and othr data, necessary to achieve environmental 
objectives and targets.  Reviewing agency’s targets and objectives to ensure agency’s 
environmental policy, significant environmental impacts associated with agency’s 
operations and support continual improvement in environmental performance and better 
practice. 
The agency only sometimes establishes environmental objectives for each 
relevant business function and level. The agency is not sure about whether the objectives 
consider identifying significant aspects and legal requirements on the environmental 
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policy. Even the targets are only set on occasional basis but the targets have been 
communicated to all relevant business functions, employees, contractors and suppliers. 
The agency never establish KPIs to demonstrate progress against environmental 
objectives and targets and does not have the capability to identify and track KPIs and 
other data, necessary to achieve its environmental objectives and targets. But, the targets 
and objectives are always linked to the organization’s corporate or business plans to 
ensure accountability. The agency’s objectives and targets are only sometimes reviewed 
and revised to reflect the agency’s environmental policy; to reflect significant 
environmental impacts associated with the operations; and to support continual 
improvement in environmental performance. 
The fourth sub-topic covers Environmental Management Program. Development 
of programs to achieve objectives and targets for a each relevant agency’s business 
function. Level of response by these programs towards agency’s environmental policy 
and the risk management. Contribution of this programs towards governments overall 
environmental policies. Nominations by the programs for suitable personnel with 
specific responsibilities, resource needs, strategies and time frames. The ability of the 
program to monitor and track progress against objectives and targets.  
Occasionally, the agency develops programs to achieve objectives and targets, 
and these programs respond to environmental policy and the risk assessment. The 
agency always nominates personnel with specific responsibilities, always have plan for 
resource needs, always sets strategies and timeframes. The agency always track, 




4.3.5 Implementation and Operation 
Under this section there are eight sub-topics which consists 90 questions. The 
first sub-topic is about structure and responsibility of the agency’s environmental policy. 
Availability of the Executive Committee or Board to oversee the environmental policies 
monitoring elements and reporting instrument parallel with EMS. Roles and 
responsibilities of personnel on establishing, implementing, maintaining, reporting, 
documented and communicated on the EMS. The awareness level of the personnel 
handling EMS issues. The adequate resources to implement and control EMS. Level of 
integration on Ecological Sustainable Development in decision making process through 
the appraisal and evaluation of policies, programs, plans and projects. Written guidelines 
on how to conduct operations accordance with principles of EMS. Agency’s corporate 
plan or business appropriateness, useful management information and included an 
effective internal audit function for the EMS.  
The agency is not sure about anyone from the Board or Executive Committee to 
oversee the environmental monitoring and reporting of the agency’s activities related to 
environmental issues. Only sometimes the top management defined the roles, 
responsibilities and authorities of personnel for environmental management in the 
context of the agency’s EMS. The roles been always documented and communicated to 
relevant people responsible for environmental management and the staffs do understand 
the role assigned to them. Occasionally the management provides adequate resources to 
implement and control its EMS. The agency never integrate an awareness of  ESD into 
its working culture and it has no written guidelines on how to conduct operations in a 
manner that is responsible in accordance with the principles of ESD. The organization 
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also only sometimes takes measures to gain assurance that systems of internal control for 
managing the environment which are appropriate to the agency’s corporate plan or 
business charter. 
The second sub-topic is training, awareness and competence. Agency’s interest 
in conducting a Training Need Analysis (TNA) for environmental management 
including ESD issues. Availability of adequate expertise and systematic documentation 
process to deal with ESD. Assessing the resources and training method for the personnel 
periodically to ensure significant impact on the environment.  Employees’ 
responsibilities and accountabilities are identified through position descriptions, annual 
performance goals and involvement of the employees’ in order to reduce agency’s 
environmental impact. Agency’s readiness to sponsor scientific or policy research 
devoted to environmental technology, management and performance issues or other 
relevant research areas at educational or research institutions. 
Occasionally the agency conducts Training Needs Analysis (TNA) for 
environmental management including ESD issues. The agency also has moderate 
expertise and well documented system to deal with ESD issues. The personnel involved 
in the environmental management also assessed occasionally to ensure the process of 
environmental protection are done accordingly. The staffs responsibilities and initiatives 
are indentified for their appraisal for annual promotions. The agency does not sponsor or 
participate in scientific or policy research devoted environmental technology, 
management, and performance issues or other relevant research areas at educational or 
research institutions. 
The third sub-topic discusses the document control process. Agency’s ability to 
maintain and control all key documents regarding environmental management and ESD 
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and the documents can be located and relevant locations essential to the effective 
functioning of the EMS. These procedures are periodically reviewed, revised, and 
updated by authorized personnel.  
The agency occasionally establishes and maintains procedures for controlling all 
key documents related to EMS. The documents can be located at relevant locations, 
periodically reviewed, revised, approved to the effective functioning of the EMS. 
Obsolete documents promptly removed and retained for legal and other reasons which 
suitably identified. 
The fourth sub-topic involves communication process within the agency and 
between the agency and outside world. Level and method of communication with 
stakeholders in regard to significant environmental aspects. Indentifying, monitoring, 
evaluating and understanding the needs and expectations of stakeholders. Recording and 
maintaining communication between key employees in the agency responsible for EMS 
and responding to communications from interested parties about environmental impacts 
associated with agency’s operations. Agency’s willingness, proactively seek the advice 
and counsel of independent community groups and maintaining the communication for 
future reference.  
Only sometimes the agency has a process to communicate with key stakeholder 
and identify, monitor, evaluate and understand the needs and expectations of 
stakeholders in regard to significant environmental aspects. The agency always record 
and maintain communications between key employees responsible for environmental 
management. It also always receives record and responds to communications from 
interested parties about environmental impacts associated with the agency’s operations. 
Occasionally the agency proactively seeks the advice and counsel of independent 
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community groups and maintains the process regarding possible risks posed by the 
operations of the agency. Sometimes establish documented procedures to monitor and 
evaluate the effectiveness and efficiency of its communication strategy. The agency 
never describes the core elements of the EMS and their interaction or provides direction 
on where to obtain on specific parts of the EMS.  
The fifth sub-topic is about operations control which related to EMS. Identifying 
the agency’s activities that are associated with significant environmental aspects. 
Making sure this activities carried out under controlled conditions and in accordance 
with operating criteria to ensure compliance with environmental policy and the 
achievement of objectives and targets. Agency’s policy on resource conservation, 
reduction, re-use and recycling and establishing specifies targets for resource 
conservation programs. Specific conservation strategies for energy, water, waste 
avoidance and the other emerging issues. Programs to maximize the use of 
environmentally safer and more sustainable energy sources. Routinely checking on 
chemical use through materials accounting or some other methods to track the impact on 
environment. Existing procedure to identify the potential for, and response to, 
environmental incidents, accidents and emergency situations. The agency’s capabilities 
to address issues of habitat protection and stewardship in areas affected by the agency’s 
operations. 
The agency identifies operations and activities that are associate with significant 
environmental aspects and these operations are carried out under controlled conditions 
and in accordance with operating criteria to ensure compliance with environmental 
policy. The agency also has a formal written policy regarding materials/resource 
conservation, reduction, re-use and recycling and established specific targets these 
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programs. It also has specific conservation strategies for energy, water, waste avoidance 
and other emerging issues or activities. Occasionally the targets were achieved and 
monitored and documented. The agency does not have a program to maximize the use of 
environmentally safer and more suitable energy sources. The agency always routinely or 
in specific circumstances, track chemical use through materials accounting or some 
other methods distinct from, or in addition to, tracking environmental releases. The 
agency also always has procedures to identify the potential for, and response to, 
environmental incidents, accidents and emergency situations. It also have procedures to 
report on environmental incidents, accidents and emergency situations and in terms of 
implementing corrective actions and these procedures are communicated to suppliers. 
Lastly, the agency addresses the issues of habitat protection and stewardship in areas 
affected by its operations. 
The sixth topic is about hazardous waste management.  Monitoring and 
documenting the agency’s hazardous waste production. Specific programs to monitor 
minimize and investigate the hazardous waste disposal methods. The agency does not 
generate and not involved in hazardous waste management. 
The seventh sub-topic is on green procurement. Agency’s policy to incorporate 
ESD criteria in the selection of suppliers/contractors/service providers on goods and 
services. On the other hand, the Agency’s green transport plan for its motor vehicle fleet 
such as monitoring and documenting trends in fuel consumption. 
The agency does not have a policy to incorporate ESD criteria in the selection of 
suppliers, contractors, service providers, goods and services. The agency also does not 
have a green transport plan for their transport system. The organization also does not 
contain specific guidelines how sub-contractors, suppliers, service providers and 
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consultants’ hires must perform with respect to environmental stewardship. They agency 
also does not have documented monitoring systems including inspectors or audits of 
suppliers, contractors, service providers and operations. 
The last sub-topic in this section relates community involvement in the EMS and 
ESD. The agency’s responsibility to protect vulnerable or at-risk groups in communities 
directly affected by its operations.  Ability to communicate with the stakeholders so as to 
encourage increased participation and understanding in environmental decision by the 
agency. 
Surprisingly the agency does not seek to protect vulnerable or at-risk groups in 
communities directly affected by its operations. Only sometimes the agency 
communicates with stakeholders so as to encourage increased participation and 
understanding in environmental decision making process. 
4.3.6 Checking and Corrective Action 
Under this section there three sub-topics, namely monitoring and measurement, 
non-conformance and corrective and preventative action and records.  The first sub-topic 
discusses the agency’s procedures to regularly monitor and measure the significant 
operations and activities that can have a significant impact on the environment. 
Evaluating the compliance with relevant environmental legislation and regulations and 
conducting periodical auditing. Regular monitor of the agency’s overall performance 
relation to the principles of ESD and EMS. Availability of policy and guidelines that sets 
standards for the quality of Environmental Impact Statements. Comparing and publically 
reporting predictions made in EIS with actual outcomes. Monitoring and documenting 
trends in consumption of natural resources by the agency’s activities.  The agency’s 
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environmental audit programs reviewed, verified by an independent organization to 
ensure the validity of data collection. 
The agency does not have procedures to regularly monitor and measure the 
significant operations and activities that can have a significant impact on the 
environment. The agency has a systematic and documented procedure to evaluate 
compliance with relevant environmental legislation and regulations. Periodic audits are 
carried out only sometimes using established programs and procedures. The agency has 
a very good data collection and information management systems adequate to support 
ESD reporting needs. The performance of the agency is not regularly monitored in 
relation to the principles of ESD. The agency also does not have a policy/guidelines that 
sets standards for the quality of Environmental Impact Statements and supporting 
research. It also compares and publicly report predictions made in EIS with actual 
outcomes. The agency has auditing programs for workplace health, safety and 
environmental auditing. Surprisingly the agency never monitors and document trends in 
consumption of natural resources. The agency’s audit programs and data collection is 
always reviewed and verified by an independent organization. 
4.3.7 Management Review 
The agency’s Executive Committee or Board regularly updated key information 
such as performance information, major initiatives or investigations of issues affecting 
the environment. The agency’s ability to demonstrate how recommendations and 
feedback from the EMS review have been implemented and contribute to the 
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improvement in environmental performance. Reviewing the objectives and targets, and 
audit results on regular basis.  
The management only sometimes receives key information, such as performance 
information, major initiatives or investigations of issues affecting environment. UDA 
has a process to demonstrate how recommendations and feedback from the EMS review 
have been implemented and contribute to improvement in the aspects of environmental 
performance. The agency does not review on regular basis the following issues; the 
extent to which objectives and targets have been met; the results of audits undertaken; 
any changed circumstances ; and take into account of continuous improvement. The 
result by the report always been documented and considered by the Board or CEO. 
4.3.8 Reporting 
This section is about the agency’s creativeness to report internally and externally 
on its environmental performance using a recognized framework to ensure the 
importance of EMS and ESD.  The effectiveness of the report reflects in the report in 
terms transparency, validation of data, commitment of the agency towards 
environmental awareness, and significant of the agency’s operation in terms of size, 
geographic scope, markets compared to the environmental impacts. Usage of KPI 
regularly for internal assessment and operational purposes as well as for external ESD 
performance information.  
UDA does not report externally on its environmental performance using a 
recognized framework such as the Global Reporting Initiative but the agency always 
makes internal report. The report always includes environmental risk, policy and 
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strategies, objectives and operations. The report always names the agency, consists of 
agency’s profile, it represents the whole agency, and always states if anything has been 
omitted. The significant operations of the agency always relates to the size, geographic 
scope, markets and customers served in the context of environmental issues. The 
agency’s environmental policy sometimes includes recognizing that the agency has 
environmental impacts and committed to improve the environmental performance. The 
agency’s top management always gives priorities to the role and responsibilities between 
the Board, environment committee and employees. Sometimes issues statement 
regarding reducing environmental impacts in the future. UDA never reported about 
commitment to measure and report publicly on key aspects of environmental 
performance, an overview of the key environmental impacts faced by the agency and 
KPIs that are regularly used for internal assessment and operational purposes as well as 
for external ESD performance information. The agency also agreed that only sometimes 
a structure, skills and resources have been put in place to assist employees implement 
and report on environmental policy. Sometimes the agency need to deal with issues such 
as non-compliance or consents, prosecutions for breaches of environmental law but 
decline to enclose further details.  
UDA always report periodically to the regulators such land office, DOD, DOE 






4.4  Government Agencies 
The researcher manages to interview personnel from the top management of two 
agencies, namely The Penang Land Office and The Penang Municipal Council. These 
two agencies played very important roles in providing the necessary LUP guidelines and 
environmental guidelines in the development of Tg. Tokong coastal village A structured 
interview were manage to be conducted and the data will be displayed by descriptive 
method. The structured interview had eight sections and in each section the number of 
questions varies from ten to fifteen. 
4.4.1 Government Policy 
Under this section, a total of three questions were asked which comprises the role 
and the responsibilities of the development agency. This section also emphasis on the 
issue of adequate documentation which is parallel with the relevant ministry. Both The 
Land Office and City Council is subject to government rules and regulations and Acts. 
The 1974 Environmental Act is adopted under the development of any land, in this case 
the Tg. Tokong coastal zone. Tg. Tokong is considered a bit different the normal 
scenario due the nature of the land. Apart from the fishing village, the rest of the area 
was reclaimed from the sea. 
4.4.2 The Environmental Framework 
The section consists of 11 questions which mainly involves the framework of the 
environmental procedures, policies, practices, systems, environmental management 
information,  documentation of environmental responsibilities, identifying the human, 
technical and financial resources to meet the environmental objectives and targets, 
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adaptation of EMS 14001, collaboration with other government agencies and NGO’s as 
stakeholders on management of environment  and lastly the assessment of financial cost 
for managing the environment. 
Both the agencies always have an established procedures and commitments 
towards environmental stewardship. The agency also agreed that they have 
comprehensive, up-to-date documented policies and practices to support environmental 
management. Since they have adopted the EMS 14001, always integrate the EMS in 
their business management process by identifying, allocating human, technical and 
financial resources to meet the environmental objectives and targets. Under the 14001 
standard the agencies has assessed the cost and benefits of certification and already 
prepared a business case to support this decision.  
4.4.3 The Environmental Policy 
Under this section a total of 14 questions were put forward to the agencies. The 
questions concentrated on matters such as documentation of environmental policy, 
consistence with other corporate players, top management’s commitment, 
appropriateness towards the nature and scale of UDA’s development impacts, 
commitment to continuous improvement, prevention of pollution, Ecological 
Sustainable Development (ESD), complying with relevant environmental legislation and 
regulations and other environmental mandates, providing a basis for objective and target 
setting parallel with organizational goals that drives discrete and measurable outcomes, 
communicating to employees of all business units about organizational environmental 
policies,  committed to transparency and openness in reporting about UDA’s 
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management of the environment, the availability of the agency’s environmental report to 
the public, periodical reviewing of the environmental policy to ensure their continue 
relevance in light of changing standards, technology and emerging concerns, level of 
management responsible for maintaining the currency of corporate environmental 
policies, consideration of view of stakeholders taken into account in developing the 
policy, and the methods which promulgated throughout UDA and stakeholders use the 
contemporary technology on environmental management. 
The agencies agree that the UDA has a well documented environmental policy, 
the document is always at par with other corporate policies and the top management is 
committed to the policy. The agencies also agreed that UDA top management is most 
committed to the LUP and environmental policy. The agency’s environmental policy is 
always appropriate to the nature and scale and environmental impacts of its activities, 
products and services. Regarding the continuous improvement, prevention of pollution 
and Ecological Sustainable Development, the agency only committed sometimes. UDA 
is always complying with relevant environmental legislation and regulations and other 
environmental mandates. The organization sometimes provides a basis for objectives 
and target setting for goals which will bring discrete and measurable outcomes and 
communicate to employees of all business units. The agency’s commitment on 
transparency and openness in reporting management of the environment and its 
accessibility to the public is very much limited. The policies of the agency sometimes 
reviewed periodically to ensure their continuing relevance in light of changing 
standards, technology, and emerging concerns. Developing the environmental policy in 




This section is sub-divided into four topics and has a total number of 40 
questions. The sub-topics are Environmental Aspects which concentrates on 
establishment of a systematic, and documented process describing the methods to 
identify, monitor and evaluate environmental aspects of the activities, products and 
services, development, application and operational aspects, environmental risk 
assessment to evaluate the above mentioned aspects which may have a significant 
impact on the environment,  scale, frequency, severity and sensitivity of the 
environmental impacts, determining the aspects which has significant impact using a 
recognized risk management approach, establishing environmental objectives and targets 
that can be achieved through certain programs, monitor and measure this program 
through specified systems, describing the process of managing and documenting the 
environmental responsibilities to the management and other staffs. Finally providing 
information for the audit review the process to confirm planned arrangements are 
properly implemented and maintained. 
The agencies says that UDA always establish a systematic and documented 
process describing the methods to identify, monitor and evaluate environmental aspects 
regards to the agency’s activities, products and services. This process sometimes helps 
the agency to develop, apply and operationalize the environmental policy. The agency 
also always includes an environmental risk assessment to evaluate those aspects, which 
may have a significant impact on the environment. This risk assessment always consist 
scale, frequency, severity and sensitivity on the environmental impacts. Those 
significant aspects always considered in setting environmental objectives and targets. 
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Regrettably to establish programs to achieve this objective and targets are not done on 
regular basis, furthermore only these programs are monitored and measured.  The 
agency has well documented environmental responsibilities that are appropriate to the 
agency and the planned arrangements are audited properly to ensure environmental 
policy are implemented and maintained. 
The second sub-topic is about legal and other requirements that the agency need 
to comply. The requirement of the agency’s operations, compliance with environmental, 
health or safety regulations at either the national or state level. The agency also needs to 
identify the legal and other regulatory requirements associated with environmental 
impacts of activities, products or services. Providing access to which comply and keep 
track of changes with legal and other regulatory requirements.  
The agencies believe and strongly support that UDA’s operations always require 
compliance with environmental, health or safety regulations at either national or state 
level. The agencies also find that UDA always identifies the legal and other regulatory 
requirements associated with environmental impacts of activities, products or services. 
Surprisingly the agency only sometimes provide access to the legal and other regulatory 
requirements and evaluate compliance with the legal and other regulatory requirements. 
The agency keeps track of changes to legal and other requirements by setting a special 
task committee on the related issues on environment. 
The third sub-topic is about achieving objectives and targets. The agency’s 
environmental objectives establishment for each relevant business function. This 
objective’s significance, targets, communicated to all relevant business functions, 
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employees, contractors and suppliers. Establishing Key Performance Indicators (KPIs) 
in-order to demonstrate progress against environmental objectives and targets. 
Capability of the agency to identify and track KPI and other data, necessary to achieve 
environmental objectives and targets.  Reviewing agency’s targets and objectives to 
ensure agency’s environmental policy, significant environmental impacts associated 
with agency’s operations and support continual improvement in environmental 
performance and better practice. 
The agencies find that only sometimes UDA establishes environmental 
objectives for each relevant business function and level. The agency is not sure about 
whether the objectives consider identifying significant aspects and legal requirements on 
the environmental policy. Even the targets are only set on occasional basis but the 
targets have been communicated to all relevant business functions, employees, 
contractors and suppliers. The agency never establish KPIs to demonstrate progress 
against environmental objectives and targets and does not have the capability to identify 
and track KPIs and other data, necessary to achieve its environmental objectives and 
targets. But, the targets and objectives are always linked to the organization’s corporate 
or business plans to ensure accountability. The agency’s objectives and targets are only 
sometimes reviewed and revised to reflect the agency’s environmental policy; to reflect 
significant environmental impacts associated with the operations; and to support 
continual improvement in environmental performance. 
The fourth sub-topic covers Environmental Management Program. Development 
of programs to achieve objectives and targets for a each relevant agency’s business 
function. Level of response by these programs towards agency’s environmental policy 
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and the risk management. Contribution of this programs towards governments overall 
environmental outcomes. Nominations by the programs suitable personnel with specific 
responsibilities, resource needs, strategies and time frames. The ability of the program to 
monitor and track progress against objectives and targets.  
According to the agencies, only sometimes the UDA develops programs to 
achieve objectives and targets, and these programs respond to environmental policy and 
the risk assessment. The agency always nominates personnel with specific 
responsibilities, always have plan for resource needs, always sets strategies and 
timeframes. The agency always track, monitor, review, revise and amend the 
environmental objectives and targets with help of staffs.  
4.4.5 Implementation and Operation 
Under this section there are eight sub-topics which consists 90 questions. The 
first sub-topic is about structure and responsibility of the agency’s environmental policy. 
Availability of the Executive Committee or Board to oversee the environmental 
monitoring and reporting parallel with EMS. Roles and responsibilities of personnel on 
establishing, implementing, maintaining, reporting, documenting and communicating on 
the EMS. The awareness level of the personnel handling EMS issues. The adequate 
resources to implement and control EMS. Level of integration on Ecological Sustainable 
Development in decision making process through the appraisal and evaluation of 
policies, programs, plans and projects. Written guidelines on how to conduct operations 
accordance with principles of EMS. Agency’s corporate plan or business 
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appropriateness, useful management information and included an effective internal audit 
function for the EMS.  
Surprisingly the findings of the agencies shows that UDA  is not sure about 
anyone from the Board or Executive Committee to oversee the environmental 
monitoring and reporting of the agency’s activities related to environmental issues. Only 
sometimes the top management defined the roles, responsibilities and authorities of 
personnel for environmental management in the context of the agency’s EMS. The roles 
been always documented and communicated to relevant people responsible for 
environmental management and the staffs do understand the role assigned to them. 
Occasionally the management provides adequate resources to implement and control its 
EMS. The agency never integrate an awareness of  ESD into its working culture and it 
has no written guidelines on how to conduct operations in a manner that is responsible in 
accordance with the principles of ESD. The organization also only sometimes takes 
measures to gain assurance those systems of internal control for managing the 
environment which are appropriate to the agency’s corporate plan or business charter. 
The second sub-topic is training, awareness and competence. Agency’s interest 
in conducting a Training Need Analysis (TNA) for environmental management 
including ESD issues. Availability of adequate expertise and systematic documentation 
process to deal with ESD. Assessing the resources and training method for the personnel 
periodically to ensure significant impact on the environment.  Employees’ 
responsibilities and accountabilities are identified through position descriptions, annual 
performance goals and involvement of the employees’ in order to reduce agency’s 
environmental impact. Agency’s readiness to sponsor scientific or policy research 
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devoted to environmental technology, management and performance issues or other 
relevant research areas at educational or research institutions. 
According to the government agencies, occasionally UDA conducts Training 
Needs Analysis (TNA) for environmental management including ESD issues. The 
agency also has moderate expertise and well documented system to deal with ESD 
issues. The personnel involved in the environmental management also assessed 
occasionally to ensure the process of environmental protection are done accordingly. 
The staffs responsibilities and initiatives are indentified for their appraisal for annual 
promotions. The agency does not sponsor or participate in scientific or policy research 
devoted to environmental technology, management, and performance issues or other 
relevant research areas at educational or research institutions. 
The third sub-topic discusses the document control process. Agency’s ability to 
maintain and control all key documents regarding environmental management and ESD 
and the documents can be located and relevant locations essential to the effective 
functioning of the EMS. These procedures are periodically reviewed, revised, and 
updated by authorized personnel.  
The agencies find that occasionally UDA establishes and maintains procedures 
for controlling all key documents related to EMS. The documents can be located at 
relevant locations, periodically reviewed, revised, approved to the effective functioning 
of the EMS. Obsolete documents promptly removed and retained for legal and other 
reasons which suitably identified. 
The fourth sub-topic involves communication process within the agency and 
between the agency and outside world. This involves level and method of 
communication with stakeholders in regard to significant environmental aspects such as 
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identifying, monitoring, evaluating and understanding the needs and expectations of 
stakeholders. Recording and maintaining communication between key employees in the 
agency responsible for EMS and responding to communications from interested parties 
about environmental impacts associated with agency’s operations. Agency’s willingness, 
proactively seek the advice and counsel of independent community groups and 
maintaining the communication for future reference.  
Only sometimes the developer has a process to communicate with key 
stakeholder and identify, monitor, evaluate and understand the needs and expectations of 
stakeholders in regard to significant environmental aspects. The agency always record 
and maintain communications between key employees responsible for environmental 
management. It also always receives record and responds to communications from 
interested parties about environmental impacts associated with the agency’s operations. 
Occasionally the agency proactively seeks the advice and counsel of independent 
community groups and maintains the process regarding possible risks posed by the 
operations of the agency. Sometimes establish documented procedures to monitor and 
evaluate the effectiveness and efficiency of its communication strategy. The agency 
never describes the core elements of the EMS and their interaction or provides direction 
on where to obtain on specific parts of the EMS.  
The fifth sub-topic is about operations control which related to EMS which 
involves identifying the agency’s activities that are associated with significant 
environmental aspects. Making sure this activities carried out under controlled 
conditions and in accordance with operating criteria to ensure compliance with 
environmental policy and the achievement of objectives and targets. Agency’s policy on 
resource conservation, reduction, re-use and recycling and establishing specifies targets 
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for resource conservation programs with respect to specific conservation strategies for 
energy, water, waste avoidance and the other emerging issues. Programs to maximize 
the use of environmentally safer and more sustainable energy sources need to be 
planned; routinely checking on chemical use through materials accounting or some other 
methods to track the impact on environment; existing procedure to identify the potential 
for, and response to, environmental incidents, accidents and emergency situations. The 
agency’s capabilities to address issues of habitat protection and stewardship in areas 
affected by the agency’s operations were also noted. 
According to the agencies UDA identifies operations and activities that are 
associated with significant environmental aspects and these operations are carried out 
under controlled conditions and in accordance with operating criteria to ensure 
compliance with environmental policy. The agency also has a formal written policy 
regarding materials/resource conservation, reduction, re-use and recycling and 
established specific targets these programs. It also has specific conservation strategies 
for energy, water, waste avoidance and other emerging issues or activities. Occasionally 
the targets were achieved and monitored and documented. The agency does not have a 
program to maximize the use of environmentally safer and more suitable energy sources. 
The agency always routinely or in specific circumstances, track chemical use through 
materials accounting or some other methods distinct from, or in addition to, tracking 
environmental releases. The agency also always has procedures to identify the potential 
for, and response to, environmental incidents, accidents and emergency situations. It also 
has procedures to report on environmental incidents, accidents and emergency situations 
and in terms of implementing corrective actions and these procedures are communicated 
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to suppliers. Lastly, the agency addresses the issues of habitat protection and 
stewardship in areas affected by its operations. 
The sixth topic is about hazardous waste management.  Monitoring and 
documenting the agency’s hazardous waste production. Specific programs to monitor 
minimize and investigate the hazardous waste disposal methods. So far, the developer 
does not generate and not involved in hazardous waste management. 
The seventh sub-topic is on green procurement which involves the Agency’s 
policy to incorporate ESD criteria in the selection of suppliers/contractors/service 
providers on goods and services;Agency’s green transport plan for its motor vehicle fleet 
such as monitoring and documenting trends in fuel consumption. 
UDA does not have a policy to incorporate ESD criteria in the selection of 
suppliers, contractors, service providers, goods and services. The agency also does not 
have a green transport plan for their transport system. The organization also does not 
contain specific guidelines how sub-contractors, suppliers, service providers and 
consultants’ hires must perform with respect to environmental stewardship. They agency 
also does not have documented monitoring systems including inspectors or audits of 
suppliers, contractors, service providers and operations. 
The last sub-topic in this section relates community involvement in the EMS and 
ESD. The agency’s responsibility to protect vulnerable or at-risk groups in communities 
directly affected by its operations; ability to communicate with the stakeholders so as to 
encourage increased participation and understanding in environmental decision by the 
agency were investigated. 
Surprisingly the agency does not seek to protect vulnerable or at-risk groups in 
communities directly affected by its operations. Only sometimes the agency 
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communicates with stakeholders so as to encourage increased participation and 
understanding in environmental decision making process. 
4.4.6 Checking and Corrective Action 
Under this section there three sub-topics, namely monitoring and measurement, 
non-conformance and corrective and preventative action and records were noted.  The 
first sub-topic discusses the agency’s procedures to regularly monitor and measure the 
significant operations and activities that can have a significant impact on the 
environment. Evaluating the compliance with relevant environmental legislation and 
regulations and conducting periodical auditing. Regular monitor of the agency’s overall 
performance relation to the principles of ESD and EMS is necessary. Availability of 
policy and guidelines that sets standards for the quality of Environmental Impact 
Statements. Comparing and publically reporting predictions made in EIS with actual 
outcomes. Monitoring and documenting trends in consumption of natural resources by 
the agency’s activities.  The agency’s environmental audit programs reviewed, verified 
by an independent organization to ensure the validity of data collection. 
The Land Office and City Council find that UDA does not have procedures to 
regularly monitor and measure the significant operations and activities that can have a 
significant impact on the environment. The agency has a systematic and documented 
procedure to evaluate compliance with relevant environmental legislation and 
regulations. Periodic audits are carried out only sometimes using established programs 
and procedures. The agency has a very good data collection and information 
management systems adequate to support ESD reporting needs. The performance of the 
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agency is not regularly monitored in relation to the principles of ESD. The agency also 
does not have policy/guidelines that set standards for the quality of Environmental 
Impact Statements and supporting research. It also compares and publicly report 
predictions made in EIS with actual outcomes. The agency has auditing programs for 
workplace health, safety and environmental auditing. Surprisingly the agency never 
monitors and document trends in consumption of natural resources. The agency’s audit 
programs and data collection is always reviewed and verified by an independent 
organization. 
4.4.7 Management Review 
The agency’s Executive Committee or Board regularly updated key information 
such as performance information, major initiatives or investigations of issues affecting 
the environment which involves the agency’s ability to demonstrate how 
recommendations and feedback from the EMS review have been implemented and 
contribute to the improvement in environmental performance. Reviewing the objectives 
and targets, and audit results are on regular basis.  
The management only sometimes receives key information, such as performance 
information, major initiatives or investigations of issues affecting environment. UDA 
has a process to demonstrate how recommendations and feedback from the EMS review 
have been implemented and contribute to improvement in the aspects of environmental 
performance. The agency does not review on regular basis the following issues; the 
extent to which objectives and targets have been met; the results of audits undertaken; 
any changed circumstances; and take into account of continuous improvement. The 
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result always have been documented and considered by the Board or CEO for the 
betterment of the EMS. 
4.4.8 Reporting 
The agency’s creativeness to report internally and externally on its 
environmental performance using a recognized framework to ensure the importance of 
EMS and ESD.  The effectiveness of the report reflects in the report in terms 
transparency, validation of data, commitment of the agency towards environmental 
awareness, and significant of the agency’s operation in terms of size, geographic scope, 
markets compared to the environmental impacts; Usage of KPI regularly for internal 
assessment and operational purposes as well as for external ESD performance 
information.  
UDA does not report externally on its environmental performance using a 
recognized framework such as the Global Reporting Initiative but the agency always 
makes internal report. The report always includes environmental risk, policy and 
strategies, objectives and operations. The report always names the agency, consists of 
agency’s profile, it represents the whole agency, and always states if anything has been 
omitted. The significant operations of the agency always relates to the size, geographic 
scope, markets and customers served in the context of environmental issues. The 
agency’s environmental policy sometimes includes recognizing that the agency has 
environmental impacts and committed to improve the environmental performance. The 
agency’s top management always gives priorities to the role and responsibilities between 
the Board, environment committee and employees. Sometimes issues statement 
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regarding reducing environmental impacts in the future. UDA never reported about 
commitment to measure and report publicly on key aspects of environmental 
performance, an overview of the key environmental impacts faced by the agency and 
KPIs that are regularly used for internal assessment and operational purposes as well as 
for external ESD performance information. The agency also agreed that only sometimes 
a structure, skills and resources have been put in place to assist employees implement 
and report on environmental policy. Sometimes the agency need to deal with issues such 
as non-compliance or consents, prosecutions for breaches of environmental law but 
decline to enclose further details.  
UDA always report periodically to the regulators such land office, DID, DOE 




The researcher manages to interview the President of Consumer Association of 
Penang (CAP) regarding the ongoing development at Tg. Tokong. A structured 
interview were manage to be conducted and the data will be displayed by descriptive 
method. The structured interview had eight sections and in each section the number of 





4.5.1 Government Policy 
Under this section, a total of three questions were asked which comprises the role 
and the responsibilities of the NGO’s. This section also emphasis on the issue of 
adequate documentation which is parallel with the relevant ministry. Under this section, 
CAP made it clear that the organization is not favor about the property development at 
the fishing village at Tg. Tokong. 
4.5.2 The Environmental Framework 
The section consists of 11 questions which mainly involves the framework of the 
environmental procedures, policies, practices, systems, environmental management 
information,  documentation of environmental responsibilities, identifying the human, 
technical and financial resources to meet the environmental objectives and targets, 
adaptation of EMS 14001, collaboration with other government agencies and NGO’s as 
stakeholders on management of environment  and lastly the assessment of financial cost 
for managing the environment. 
As an NGO, the organization belief that the welfare of residents of the fishing 
village is much more important than the commercial development. The agency also 
agreed that they have comprehensive, up-to-date documented policies and practices to 
check on any development that involves environmental management. UDA also has a 
very good relationship with other government agencies but little or never had any 




4.5.3 The Environmental Policy 
Under this section a total of 14 questions were put forward to CAP related to 
UDA’s development of Tg. Tokong coastal zone. The questions concentrated on matters 
such as documentation of environmental policy, consistence with other corporate 
players, top management’s commitment, appropriateness towards the nature and scale of 
UDA’s development impacts, commitment to continuous improvement, prevention of 
pollution, Ecological Sustainable Development (ESD), complying with relevant 
environmental legislation and regulations and other environmental mandates, providing 
a basis for objective and target setting parallel with organizational goals that drives 
discrete and measurable outcomes, communicating to employees of all business units 
about organizational environmental policies,  committed to transparency and openness in 
reporting about UDA’s management of the environment, the availability of the agency’s 
environmental report to the public, periodical reviewing of the environmental policy to 
ensure their continue relevance in light of changing standards, technology and emerging 
concerns, level of management responsible for maintaining the currency of corporate 
environmental policies, consideration of view of stakeholders taken into account in 
developing the policy, and the methods which promulgated throughout UDA and 
stakeholders use the contemporary technology on environmental management. 
CAP agreed that the UDA has a well documented environmental policy, the 
document is always at par with other corporate policies but the top management is not 
committed to the policy. The organization also agreed that top management is not 
committed to the environmental policy. The agency’s environmental policy is not 
always appropriate to the nature and scale and environmental impacts of its activities, 
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products and services. Regarding the continuous improvement, prevention of pollution 
and Ecological Sustainable Development, the agency only committed sometimes. UDA 
is always complying with relevant environmental legislation and regulations and other 
environmental mandates. The organization sometimes provides a basis for objectives 
and target setting for goals which will bring discrete and measurable outcomes and 
communicate to employees of all business units. The agency’s commitment on 
transparency and openness in reporting management of the environment and its 
accessibility to the public is very much limited. CAP beliefs that the policies of the 
agency sometimes reviewed periodically to ensure their continuing relevance in light of 
changing standards, technology, and emerging concerns. Developing the environmental 
policy in the agency only involves limited participation from stakeholders. 
4.5.4  Planning 
This section is sub-divided into four topics and has a total number of 40 
questions. The sub-topics are Environmental Aspects which concentrates on 
establishment of a systematic, and documented process describing the methods to 
identify, monitor and evaluate environmental aspects of the activities, products and 
services, development, application and operational aspects, environmental risk 
assessment to evaluate the above mentioned aspects which may have a significant 
impact on the environment,  scale, frequency, severity and sensitivity of the 
environmental impacts, determining the aspects which has significant impact using a 
recognized risk management approach, establishing environmental objectives and targets 
that can be achieved through certain programs, monitor and measure this program 
through specified systems, describing the process of managing and documenting the 
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environmental responsibilities to the management and other staffs. Finally providing 
information for the audit review the process to confirm planned arrangements are 
properly implemented and maintained. 
According to CAP, UDA always establish a systematic and documented process 
describing the methods to identify, monitor and evaluate environmental aspects regards 
to the agency’s activities, products and services. This process sometimes helps the 
agency to develop, apply and operationalize the environmental policy. The agency also 
always includes an environmental risk assessment to evaluate those aspects, which may 
have a significant impact on the environment. This risk assessment always consist scale, 
frequency, severity and sensitivity on the environmental impacts. Those significant 
aspects always considered in setting environmental objectives and targets. Regrettably to 
establish programs to achieve this objective and targets are not done on regular basis, 
furthermore only these programs are monitor and measured.  The agency does not have 
documented environmental responsibilities that are appropriate to the agency and the 
planned arrangements are audited properly to ensure environmental policy are 
implemented and maintained. 
The second sub-topic is about legal and other requirements that the agency need 
to comply. It includes requirement of the agency’s operations, compliance with 
environmental, health or safety regulations at either the national or state level. The 
agency also needs to identify the legal and other regulatory requirements associated with 
environmental impacts of activities, products or services. The other factor is providing 




According to CAP, UDA’s operations always require compliance with 
environmental, health or safety regulations at either national or state level. The agency 
also always identifies the legal and other regulatory requirements associated with 
environmental impacts of activities, products or services. Surprisingly the agency only 
sometimes provides access and compliance to the legal and other regulatory 
requirements. The agency keeps track of changes to legal and other requirements by 
setting a special task committee on the related issues on environment. 
The third sub-topic is about achieving objectives and targets. The agency’s 
environmental objectives establishment for each relevant business function. This 
objective’s significance, targets, communicated to all relevant business functions, 
employees, contractors and suppliers. The agency also need to Establish Key 
Performance Indicators (KPIs) to demonstrate progress against environmental objectives 
and targets. Furthermore capability of the agency is to identify and track KPI and other 
data, which are necessary to achieve environmental objectives and targets.  Reviewing 
agency’s targets and objectives to ensure agency’s environmental policy, significant 
environmental impacts associated with agency’s operations and support continual 
improvement in environmental performance and better practice. 
The agency only sometimes establishes environmental objectives for each 
relevant business function and level. The agency is not sure about whether the objectives 
consider identifying significant aspects and legal requirements on the environmental 
policy. Even the targets are only set on occasional basis but the targets have been 
communicated to all relevant business functions, employees, contractors and suppliers. 
The agency never establish KPIs to demonstrate progress against environmental 
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objectives and targets and does not have the capability to identify and track KPIs and 
other data, necessary to achieve its environmental objectives and targets. But, the targets 
and objectives are always linked to the organization’s corporate or business plans to 
ensure accountability. The agency’s objectives and targets are only sometimes reviewed 
and revised to reflect the agency’s environmental policy; to reflect significant 
environmental impacts associated with the operations; and to support continual 
improvement in environmental performance. CAP strongly feels that UDA must 
corporate responsibilities towards social and environmental issues. 
The fourth sub-topic covers Environmental Management Program. Development 
of programs to achieve objectives and targets for  each relevant agency’s business 
function. The degree of achievement by these programs towards agency’s environmental 
policy and the risk management analysis for evaluating the contribution of these 
programs towards government’s effort regarding environmental issues. Nominations by 
the programs suitable personnel with specific responsibilities, resource needs strategies 
and time frames. The ability of the program to monitor and track progress against the 
objectives and targets that needs to be achieved.  
Only sometimes the agency develops programs to achieve objectives and targets, 
and these programs respond to environmental policy and the risk assessment. The 
agency always nominates personnel with specific responsibilities, always have plan for 
resource needs, always sets strategies and timeframes. CAP strongly feels that the 
agency needs to track, monitor, review, revise and amend the environmental objectives 
and targets with help of staffs.  
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4.5.5 Implementation and Operation 
Under this section there are eight sub-topics which consists 90 questions. The 
first sub-topic is about structure and responsibility of the agency’s environmental policy. 
Availability of the Executive Committee or Board members to oversee the 
environmental monitoring and reporting are parallel with EMS. Roles and 
responsibilities of personnel on establishing, implementing, maintaining, reporting, 
documented and communicated on the EMS. The level of among the personnel handling 
EMS issues. The adequate resources to implement and control EMS. Level of 
integration on Ecological Sustainable Development in decision making process through 
the appraisal and evaluation of policies, programs, plans and projects. Written guidelines 
on how to conduct operations accordance with principles of EMS. Agency’s corporate 
plan or business appropriate, useful management information and included an effective 
internal audit function for the EMS.  
Quite surprisingly CAP points out that UDA is not sure about anyone from the 
Board or Executive Committee to oversee the environmental monitoring and reporting 
of the agency’s activities related to environmental issues. Only sometimes the top 
management defined the roles, responsibilities and authorities of personnel for 
environmental management in the context of the agency’s EMS. The roles been always 
documented and communicated to relevant people responsible for environmental 
management and the staffs do understand the role assigned to them. Occasionally the 
management provides adequate resources to implement and control its EMS. The agency 
never integrate an awareness of  ESD into its working culture and it has no written 
guidelines on how to conduct operations in a manner that is responsible in accordance 
with the principles of ESD. The organization also only sometimes takes measures to 
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gain assurance those systems of internal control for managing the environment which 
are appropriate to the agency’s corporate plan or business charter. 
The second sub-topic is training, awareness and competence. Agency’s interest 
in conducting a Training Need Analysis (TNA) for environmental management system 
including ESD issues. Availability of adequate expertise and systematic documentation 
process to deal with ESD. Assessing the resources and training method for the personnel 
periodically to ensure significant impact on the environment.  Employees’ 
responsibilities and accountabilities are identified through position descriptions, annual 
performance goals and involvement of the employees’ in order to reduce agency’s 
environmental impact. Agency’s readiness to sponsor scientific or policy research 
devoted to environmental technology, management and performance issues or other 
relevant research areas at educational or research institutions. 
Occasionally the agency conducts Training Needs Analysis (TNA) for 
environmental management including ESD issues. The agency also has moderate 
expertise and well documented system to deal with ESD issues. The personnel involved 
in the environmental management also assessed occasionally to ensure the process of 
environmental protection are done accordingly. The staffs responsibilities and initiatives 
are indentified for their appraisal for annual promotions. The agency does not sponsor or 
participate in scientific or policy research devoted environmental technology, 
management, and performance issues or other relevant research areas at educational or 
research institutions. CAP insists that UDA should play a more active role to promote 




The third sub-topic discusses the document control process. Agency’s ability to 
maintain and control all key documents regarding environmental management and ESD 
and the documents can be located and relevant locations essential to the effective 
functioning of the EMS. These procedures are periodically reviewed, revised, and 
updated by authorized personnel.  
The agency occasionally establishes and maintains procedures for controlling all 
key documents related to EMS. The documents can be located at relevant locations, 
periodically reviewed, revised, approved to the effective functioning of the EMS. 
Obsolete documents promptly removed and retained for legal and other reasons which 
suitably identified. 
The fourth sub-topic involves communication process within the agency and 
between the agency and outside world. Level and method of communication with 
stakeholders in regard to significant environmental aspects are also included in this 
section. Indentifying, monitoring, evaluating and understanding the needs and 
expectations of stakeholders related to environmental management issues. Recording 
and maintaining communication between key employees in the agency responsible for 
EMS and responding to communications from interested parties about environmental 
impacts associated with agency’s operations. Agency’s willingness, proactively seek the 
advice and counsel of independent community groups and maintaining the 
communication for future reference. 
CAP states that only sometimes the agency has a process to communicate with 
key stakeholder and identify, monitor, evaluate and understand the needs and 
expectations of stakeholders in regard to significant environmental aspects. The agency 
always record and maintain communications between key employees responsible for 
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environmental management. It also always receives record and responds to 
communications from interested parties about environmental impacts associated with the 
agency’s operations. Occasionally the agency proactively seeks the advice and counsel 
of independent community groups and maintains the process regarding possible risks 
posed by the operations of the agency. Sometimes establish documented procedures to 
monitor and evaluate the effectiveness and efficiency of its communication strategy. The 
agency never describes the core elements of the EMS and their interaction or provides 
direction on where to obtain on specific parts of the EMS.  
The fifth sub-topic is about operations control which related to EMS. Identifying 
the agency’s business activities which contribute significantly to the environmental 
management issues. Making sure this activities carried out under controlled conditions 
and in accordance with operating criteria to ensure compliance with environmental 
policy and the achievement of objectives and targets. Agency’s policy on resource 
conservation, reduction, re-use and recycling and establishing specifies targets for 
resource conservation programs. Specific conservation strategies for energy, water, 
waste avoidance and the other emerging issues. Programs to maximize the use of 
environmentally safer and more sustainable energy sources. Routinely checking on 
chemical use through materials accounting or some other methods to track the impact on 
environment. Existing procedure to identify the potential for, and response to, 
environmental incidents, accidents and emergency situations. The agency’s capabilities 
to address issues of habitat protection and stewardship in areas affected by the agency’s 
operations. 
Even though the agency identifies operations and activities that are associated 
with significant environmental aspects and these operations are carried out under 
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controlled conditions and in accordance with operating criteria to ensure compliance 
with environmental policy, CAP beliefs that the agency still flaws with rules and 
regulations.  The agency also has a formal written policy regarding materials/resource 
conservation, reduction, re-use and recycling and established specific targets these 
programs. It also has specific conservation strategies for energy, water, waste avoidance 
and other emerging issues or activities. Occasionally the targets were achieved and 
monitored and documented. The agency does not have a program to maximize the use of 
environmentally safer and more suitable energy sources. The agency always routinely or 
in specific circumstances, track chemical use through materials accounting or some 
other methods distinct from, or in addition to, tracking environmental releases. The 
agency also always has procedures to identify the potential for, and response to, 
environmental incidents, accidents and emergency situations. It also has procedures to 
report on environmental incidents, accidents and emergency situations and in terms of 
implementing corrective actions and these procedures are communicated to suppliers. 
Lastly, the agency addresses the issues of habitat protection and stewardship in areas 
affected by its operations. 
The sixth topic is about hazardous waste management.  Monitoring and 
documenting the agency’s hazardous waste production. Specific programs to monitor 
minimize and investigate the hazardous waste disposal methods. The agency does not 
generate and not involved in hazardous waste management. 
The seventh sub-topic is on green procurement. Agency’s policy is to incorporate 
ESD criteria in the selection of suppliers/contractors/service providers on goods and 
services. Availability of the agency’s green transport plan for its motor vehicle fleet to 
monitor and document trends in fuel consumption. 
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The agency does not have a policy to incorporate ESD criteria in the selection of 
suppliers, contractors, service providers, goods and services. The agency also does not 
have a green transport plan for their transport system. The organization also does not 
contain specific guidelines how sub-contractors, suppliers, service providers and 
consultants’ hires must perform with respect to environmental stewardship. They agency 
also does not have documented monitoring systems including inspectors or audits of 
suppliers, contractors, service providers and operations. According to CAP, UDA 
merely wants maximize profits from the business activities rather than spending on 
social and environmental based activities. 
The last sub-topic in this section relates community involvement in the EMS and 
ESD. The agency’s responsibility to protect vulnerable or at-risk groups in communities 
directly affected by its operations.  Ability to communicate with the stakeholders so as to 
encourage increased participation and understanding in environmental decision by the 
agency. 
Surprisingly the agency does not seek to protect vulnerable or at-risk groups in 
communities directly affected by its operations. Only sometimes the agency 
communicates with stakeholders so as to encourage increased participation and 
understanding in environmental decision making process. CAP points that there are no 








4.5.6 Checking and Corrective Action 
Under this section there three sub-topics, namely monitoring and measurement, 
non-conformance and corrective and preventative action and records.  The first sub-topic 
discusses the agency’s procedures to regularly monitor and measure the significant 
operations and activities that can have a significant impact on the environment. 
Evaluating the compliance with relevant environmental legislation and regulations and 
conducting periodical auditing. Regular monitor of the agency’s overall performance 
relation to the principles of ESD and EMS. Availability of policy and guidelines that sets 
standards for the quality of Environmental Impact Statements. Comparing and publically 
reporting predictions made in EIS with actual outcomes. Monitoring and documenting 
trends in consumption of natural resources by the agency’s activities.  The agency’s 
environmental audit programs reviewed, verified by an independent organization to 
ensure the validity of data collection. 
The agency does not have procedures to regularly monitor and measure the 
significant operations and activities that can have a significant impact on the residents 
and environment. The agency has a systematic and documented procedure to evaluate 
compliance with relevant environmental legislation and regulations. Periodic audits are 
carried out only sometimes using established programs and procedures. The agency has 
a very good data collection and information management systems adequate to support 
ESD reporting needs. The performance of the agency is not regularly monitored in 
relation to the principles of ESD. The agency also does not have policy/guidelines that 
set standards for the quality of Environmental Impact Statements and supporting 
research. It also compares and publicly report predictions made in EIS with actual 
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outcomes. The agency has auditing programs for workplace health, safety and 
environmental auditing. Surprisingly the agency never monitors and document trends in 
consumption of natural resources. The agency’s audit programs and data collection is 
always reviewed and verified by an independent organization. 
4.5.7 Management Review 
The agency’s Executive Committee or Board regularly updated key information 
such as performance information, major initiatives or investigations of issues affecting 
the environment. The agency’s ability to demonstrate how recommendations and 
feedback from the EMS review have been implemented and contribute to the 
improvement in environmental performance. Reviewing the objectives and targets, and 
audit results on regular basis.  
The management only sometimes receives key information, such as performance 
information, major initiatives or investigations of issues affecting environment. UDA 
has a process to demonstrate how recommendations and feedback from the EMS review 
have been implemented and contribute to improvement in the aspects of environmental 
performance. The agency does not review on regular basis the following issues; the 
extent to which objectives and targets have been met; the results of audits undertaken; 
any changed circumstances ; and take into account of continuous improvement.  
4.5.8 Reporting 
The agency’s creativeness to report internally and externally on its 
environmental performance using a recognized framework to ensure the importance of 
EMS and ESD.  The effectiveness of the report reflects in the report in terms 
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transparency, validation of data, commitment of the agency towards environmental 
awareness, and significant of the agency’s operation in terms of size, geographic scope, 
markets compared to the environmental impacts. Usage of KPI regularly for internal 
assessment and operational purposes as well as for external ESD performance 
information.  
UDA does not report externally on its environmental performance using a 
recognized framework such as the Global Reporting Initiative but the agency always 
makes internal report. The report always includes environmental risk, policy and 
strategies, objectives and operations. The report always names the agency, consists of 
agency’s profile, it represents the whole agency, and always states if anything has been 
omitted. The significant operations of the agency always relates to the size, geographic 
scope, markets and customers served in the context of environmental issues. The 
agency’s environmental policy sometimes includes recognizing that the agency has 
environmental impacts and committed to improve the environmental performance. The 
agency’s top management always gives priorities to the role and responsibilities between 
the Board, environment committee and employees. Sometimes issues statement 
regarding reducing environmental impacts in the future. UDA never reported about 
commitment to measure and report publicly on key aspects of environmental 
performance, an overview of the key environmental impacts faced by the agency and 
KPIs that are regularly used for internal assessment and operational purposes as well as 
for external ESD performance information. The agency also agreed that only sometimes 
a structure, skills and resources have been put in place to assist employees implement 
and report on environmental policy. Sometimes the agency need to deal with issues such 
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as non-compliance or consents, prosecutions for breaches of environmental law but 
decline to enclose further details.  
 UDA’s attitude towards NGO is very disappointing; the agency does not invite 
the former for meetings, does not send report on the issues of social and environmental 
issues related to Tg. Tokong development, and does not recognize CAP as a stakeholder 
in their development activities. 
 
4.6 Conclusion 
The data collection was a tedious affair which involves patience and endurance by 
the researcher. The residents corporate willingly, since somebody is willing to listen to 
their woes. Getting the developer to participate in the interview was extremely difficult, 
due to the policy of the agency, strictly prohibits sharing of company’s policy. The 






DISCUSSION AND CONCLUSION 
5.1 Introduction 
 This chapter discusses, elaborates suggests and concludes the environmental and 
social issues of LUP due to property development at Tg. Tokong, Penang. The 
development at Tg. Tokong was always like a torn that has stuck in the flesh for the 
former state government. Table 3.1 shows it was a long battle between the residents of 
the fishing village and UDA regarding the status of the land ownership of the coastal 
village at Tg. Tokong. Fig 5.1 shows that the residents of the Tg. Tokong wants a better 
deal with UDA in terms of finance, education and other facilities prior to the 
development. 
Fig 5.1: Protest by the Residents of Kg. Tradisi Tg. Tokong 
 




 The former residents of the fishing village and present occupants of the 
temporary UDA housing program strongly belief that their village should not be 
developed into a high-end commercial and residential area. The temporary housing 
program by UDA is far from satisfactory compare to their original traditional houses. At 
present the build-up area for the UDA temporary housing program is about 850sq meters 
compared to their traditional houses which have land area between 2000sq m and 
5000sq m. A family of 6-8 members need to share a two bed-room house, furthermore 
the living room and the kitchen is too small. Previously the residents had plenty of space 
to renovate or to build extra rooms for their grown children. But, now the houses have 
fixed build-up area that cannot be modified. This creates problem to the children 
especially, during studying hours at home. Due to the lack of space, the privacy, 
concentrations of the residents are affected, which creates much more serious problem to 
the younger generations. The youth tend to spend more time at shopping complexes, 
wasting time away at roadsides, constantly spending time at cyber cafe, and other 
wasteful activities.  
 Furthermore the interview also shows that the residents of the fishing are more 
self-sufficient in terms of gardening, live stocks, sea food, and many others. Due to their 
vast land space between the houses they manage to plant vegetables, fruits, and rare 
poultry for domestic use. The sea provides fish and other sea food for their daily use. 
The stream and well provided water for the domestic use. All this contributed 
significantly towards their gross income, which in turn lessen their expenses. The UDA 
temporary housing program does provide little space for gardening but it is not enough 
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to supplement their income. Due to the land reclamation from sea, the distance from the 
shoreline to the present housing area about 4-5km and the present shoreline does not 
provide suitable place for the boats to be anchored. Previously they can anchor the boat 
within few meters from the fishing village.  
 The most significant social strata change that has observed was, before the 
development process at Tg. Tokong, 80-90% of the residents were involved in the 
fishing industries. Due to the development the fishing village was displaced and the 
residents need to find other suitable jobs. Now the 80% residents of the UDA Temporary 
Housing Scheme work in the service sector such hotels and eateries. The other 
observation was previously the women were attending to the domestic chores but now, 
both the gender works to supplement their income. Most of the offspring were employed 
in the production and hotel sector (Fig 5.2 & Fig 5.3). 
Figure 5.2: Gender and Occupation  
 














Figure 5.3: Children’s Occupation 
 
Source: Survey , Mac –May, 2011 
 
 
 The respondents also said that the physical environment prior to the development 
is much better compare to the present scenario. They quoted about the streams, the 
mangroves and other natural vegetation provided more protection from the natural 
calamity such as flood. After the process of development took place, the village 
experienced frequent flash-flood and two major floods due to the clogged monsoon 
drain. 
 According to UDA, the development process was initiated by the previous 
government and follows the guidelines and fulfils the government’s environmental 
policies, regulations and other related agendas. UDA always has an established 
procedures and commitments towards environmental stewardship. The agency also 
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agreed that they have comprehensive, up-to-date documented policies and practices to 
support environmental management. Since they have adopted the EMS 14001, always 
integrate the EMS in their business management process by identifying, allocating 
human, technical and financial resources to meet the environmental objectives and 
targets. Under the 14001 standard UDA has assessed the cost and benefits of 
certification and already prepared a business case to support this decision. UDA also has  
a very good  relationship with other government agencies but little or never had any 
collaboration with  NGO’s especially related to environmental management.  
UDA agreed that the agency has a well documented environmental policy, the 
document is always at par with other corporate policies and the top management is 
committed to the policy. The agency also agreed that top management is most 
committed to the environmental policy. The agency’s environmental policy is always 
appropriate to the nature and scale and environmental impacts of its activities, products 
and services. Regarding the continuous improvement, prevention of pollution and 
Ecological Sustainable Development, the agency only committed sometimes. UDA is 
always complying with relevant environmental legislation and regulations and other 
environmental mandates. The organization sometimes provides a basis for objectives 
and target setting for goals which will bring discrete and measurable outcomes and 
communicate to employees of all business units. The agency’s commitment on 
transparency and openness in reporting management of the environment and its 
accessibility to the public is very much limited. The policies of the agency sometimes 
reviewed periodically to ensure their continuing relevance in light of changing 
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standards, technology, and emerging concerns. Developing the environmental policy in 
the agency only involves limited participation from stakeholders. 
 The agency always establish a systematic and documented process describing the 
methods to identify, monitor and evaluate environmental aspects regards to the agency’s 
activities, products and services. This process sometimes helps the agency to develop, 
apply and operationalize the environmental policy. The agency also always includes an 
environmental risk assessment to evaluate those aspects, which may have a significant 
impact on the environment. This risk assessment always consist scale, frequency, 
severity and sensitivity on the environmental impacts. Those significant aspects always 
considered in setting environmental objectives and targets. Regrettably to establish 
programs to achieve this objective and targets are not done on regular basis, furthermore 
only these programs are monitor and measured.  The agency has well documented 
environmental responsibilities that are appropriate to the agency and the planned 
arrangements are audited properly to ensure environmental policy are implemented and 
maintained. 
The agency’s operations always require compliance with environmental, health 
or safety regulations at either national or state level. The agency also always identifies 
the legal and other regulatory requirements associated with environmental impacts of 
activities, products or services. Surprisingly the agency only sometimes provide access 
to the legal and other regulatory requirements and evaluate compliance with the legal 
and other regulatory requirements. The agency keeps track of changes to legal and other 
requirements by setting a special task committee on the related issues on environment. 
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The agency only sometimes establishes environmental objectives for each 
relevant business function and level. The agency is not sure about whether the objectives 
consider identifying significant aspects and legal requirements on the environmental 
policy. Even the targets only are set on occasional basis but the targets have been 
communicated to all relevant business functions, employees, contractors and suppliers. 
The agency never establish KPIs to demonstrate progress against environmental 
objectives and targets and does not have the capability to identify and track KPIs and 
other data, necessary to achieve its environmental objectives and targets. But, the targets 
and objectives are always linked to the organization’s corporate or business plans to 
ensure accountability. The agency’s objectives and targets are only sometimes reviewed 
and revised to reflect the agency’s environmental policy; to reflect significant 
environmental impacts associated with the operations; and to support continual 
improvement in environmental performance. 
Only sometimes the agency develops programs to achieve objectives and targets, 
and these programs respond to environmental policy and the risk assessment. The 
agency always nominates personnel with specific responsibilities, always have plan for 
resource needs, always sets strategies and timeframes. The agency always track, 
monitor, review, revise and amend the environmental objectives and targets with help of 
staffs.  
The agency is not sure about anyone from the Board or Executive Committee to 
oversee the environmental monitoring and reporting of the agency’s activities related to 
environmental issues. Only sometimes the top management defined the roles, 
responsibilities and authorities of personnel for environmental management in the 
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context of the agency’s EMS. The roles been always documented and communicated to 
relevant people responsible for environmental management and the staffs do understand 
the role assigned to them. Occasionally the management provides adequate resources to 
implement and control its EMS. The agency never integrate an awareness of  ESD into 
its working culture and it has no written guidelines on how to conduct operations in a 
manner that is responsible in accordance with the principles of ESD. The organization 
also only sometimes takes measures to gain assurance that system of internal control for 
managing the environment which are appropriate to the agency’s corporate plan or 
business charter. 
Occasionally the agency conducts Training Needs Analysis (TNA) for 
environmental management including ESD issues. The agency also has moderate 
expertise and well documented system to deal with ESD issues. The personnel involved 
in the environmental management also assessed occasionally to ensure the process of 
environmental protection are done accordingly. The staffs responsibilities and initiatives 
are indentified for their appraisal for annual promotions. The agency does not sponsor or 
participate in scientific or policy research devoted environmental technology, 
management, and performance issues or other relevant research areas at educational or 
research institutions. The agency occasionally establishes and maintains procedures for 
controlling all key documents related to EMS. The documents can be located at relevant 
locations, periodically reviewed, revised, approved to the effective functioning of the 
EMS. Obsolete documents promptly removed and retained for legal and other reasons 
which suitably identified. 
Only sometimes the agency has a process to communicate with key stakeholder 
and identify, monitor, evaluate and understand the needs and expectations of 
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stakeholders in regard to significant environmental aspects. The agency always record 
and maintain communications between key employees responsible for environmental 
management. It also always receives record and responds to communications from 
interested parties about environmental impacts associated with the agency’s operations. 
Occasionally the agency proactively seeks the advice and counsel of independent 
community groups and maintains the process regarding possible risks posed by the 
operations of the agency. Sometimes establish documented procedures to monitor and 
evaluate the effectiveness and efficiency of its communication strategy. The agency 
never describes the core elements of the EMS and their interaction or provides direction 
on where to obtain on specific parts of the EMS.  
The agency identifies operations and activities that are associated with 
significant environmental aspects and these operations are carried out under controlled 
conditions and in accordance with operating criteria to ensure compliance with 
environmental policy. The agency also has a formal written policy regarding 
materials/resource conservation, reduction, re-use and recycling and established specific 
targets these programs. It also has specific conservation strategies for energy, water, 
waste avoidance and other emerging issues or activities. Occasionally the targets were 
achieved and monitored and documented. The agency does not have a program to 
maximize the use of environmentally safer and more suitable energy sources. The 
agency always routinely or in specific circumstances, track chemical use through 
materials accounting or some other methods distinct from, or in addition to, tracking 
environmental releases. The agency also always has procedures to identify the potential 
for, and response to, environmental incidents, accidents and emergency situations. It also 
has procedures to report on environmental incidents, accidents and emergency situations 
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and in terms of implementing corrective actions and these procedures are communicated 
to suppliers. Lastly, the agency addresses the issues of habitat protection and 
stewardship in areas affected by its operations. 
The agency does not have a policy to incorporate ESD criteria in the selection of 
suppliers, contractors, service providers, goods and services. The agency also does not 
have a green transport plan for their transport system. The organization also does not 
contain specific guidelines how sub-contractors, suppliers, service providers and 
consultants’ hires must perform with respect to environmental stewardship. They agency 
also does not have documented monitoring systems including inspectors or audits of 
suppliers, contractors, service providers and operations. 
Surprisingly the agency does not seek to protect vulnerable or at-risk groups in 
communities directly affected by its operations. Only sometimes the agency 
communicates with stakeholders so as to encourage increased participation and 
understanding in environmental decision making process. 
The agency does not have procedures to regularly monitor and measure the 
significant operations and activities that can have a significant impact on the 
environment. The agency has a systematic and documented procedure to evaluate 
compliance with relevant environmental legislation and regulations. Periodic audits are 
carried out only sometimes using established programs and procedures. The agency has 
a very good data collection and information management systems adequate to support 
ESD reporting needs. The performance of the agency is not regularly monitored in 
relation to the principles of ESD. The agency also does not have a policy/guidelines that 
sets standards for the quality of Environmental Impact Statements and supporting 
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research. It also compares and publicly report predictions made in EIS with actual 
outcomes. The agency has auditing programs for workplace health, safety and 
environmental auditing. Surprisingly the agency never monitors and document trends in 
consumption of natural resources. The agency’s audit programs and data collection is 
always reviewed and verified by an independent organization. 
The management only sometimes receives key information, such as performance 
information, major initiatives or investigations of issues affecting environment. UDA 
has a process to demonstrate how recommendations and feedback from the EMS review 
have been implemented and contribute to improvement in the aspects of environmental 
performance. The agency does not review on regular basis the following issues; the 
extent to which objectives and targets have been met; the results of audits undertaken; 
any changed circumstances; and take into account of continuous improvement.  
UDA does not report externally on its environmental performance using a 
recognized framework such as the Global Reporting Initiative but the agency always 
makes internal report. The report always includes environmental risk, policy and 
strategies, objectives and operations. The report always names the agency, consists of 
agency’s profile, it represents the whole agency, and always states if anything has been 
omitted. The significant operations of the agency always relates to the size, geographic 
scope, markets and customers served in the context of environmental issues. The 
agency’s environmental policy sometimes includes recognizing that the agency has 
environmental impacts and committed to improve the environmental performance. The 
agency’s top management always gives priorities to the role and responsibilities between 
the Board, environment committee and employees. Sometimes issues statement 
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regarding reducing environmental impacts in the future. UDA never reported about 
commitment to measure and report publicly on key aspects of environmental 
performance, an overview of the key environmental impacts faced by the agency and 
KPIs that are regularly used for internal assessment and operational purposes as well as 
for external ESD performance information. The agency also agreed that only sometimes 
a structure, skills and resources have been put in place to assist employees implement 
and report on environmental policy. Sometimes the agency need to deal with issues such 
as non-compliance or consents, prosecutions for breaches of environmental law but 













Table 5.1 Comparison of Environmental Responsibilities between DOE 
and UDA 
 DOE UTARA 
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Government Policy 3 
   
3 
   Environmental Framework 10 
   
8 2 
  Environmental Policy 14 
   
5 9 
  Planning Environmental Aspects 12 
   
6 6 
  Planning Legal and Other 
Requirements 4 
   
1 3 
  Planning Objectives and Targets 11 
   
4 6 1 
 Planning Environmental 
Management Programs 12 
   
6 6 
  Implementations and Operations on 
Structure and Responsibility 12 
   
1 7 3 1 
Implementations and Operations on 
Training , Awareness and 
Competence 8 
    
6 2 
 Implementations and Operations on 
Document Control 6 
   
5 1 
  Implementations and Operations on 
Communications 13 
   
2 8 3 
 Implementations and Operations on 
Operation Controls 16 
   
13 2 1 
 Implementations and Operations on 
Hazardous Waste 9 
 
1 
   
10 
 Implementations and Operations on 
Green Procurement 5 
 
2 
   
7 
 Implementations and Operations on 
Community Involvement 2 
    
1 1 
 Checking and Corrective Actions 
on Monitoring and Measurement 12 
   
7 3 2 
 Management Review 8 
   
3 5 
  Reporting 21 
   
4 7 10 
 Total Aspects 178 0 3 0 68 72 40 1 





Figure 5.4: Comparison of Environmental Responsibilities between DOE and UDA 
 
Source: Survey, Mac –May, 2011 
 
UDA always report periodically to the regulators such land office, DOD, DOE 
and other relevant authorities. Quite surprisingly the agency does not produce annual 
Environmental Report. 
The stakeholders such as the residents and NGO’s views were quite contrasting 
with the main developer, UDA. The residents want more commitment from UDA 
regarding their welfare such as education sponsorship for the offspring. According to 
them, at present UDA only very much interested getting ready their two bedroom flats 
and vacating the fishing village as soon possible, so that high-end commercial 
development can be completed. UDA’s Temporary Housing Scheme does not provide 
place of worship, playground for the children, recreational parks for the residents and 






5.3  Implications of the over demand of land on the environment 
5.3.1  Declining Natural Vegetation and Animal Species  
 Over 90 per cent of the land area in Penang has been developed or has been 
converted to human use of one kind or another and only about 9 per cent of the land is 
under natural vegetation cover. In the case, due to the development the natural 
vegetation has been removed of the coastal zone of Tg. Tokong.  Fig 5.5 shows there 
were plenty of coconut trees and mangrove trees prior to the development. 
Figure 5.5: Fishing Village Area before the Land Reclamation from the Sea 
 





 5.3.2  Coastal Processes 
 The coastal processes in the Tg. Tokong area have been affected by the coastal 
reclamation. The lower part of the Tg. Tokong, the Gurney Drive has eroded and needs 
frequent restoration compare to the previous four to six month period. 












Figure 5.7: Photos showing the Formation of Spit at Tg. Tokong 
A B C 




Source: Final Report, PEGIS, 2004;Raman,2007 
 
Fig 5.6 and 5.7 shows the how the costal process helped the process of reclamation at 
the coastal zone of Tg. Tokong 
 5.3.3  Flash flood  
 Prior to the development there were two streams and six discharge canals 
flowing into the sea. After the area was reclaimed, this stream and canal were 
streamlined into one storm drainage system. This drain runs about few parallel to the 
existing Tg. Tokong main road before discharging into the sea. This drain do not 
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accommodate the ever growing property sector and overflows during storms and rainy 
seasons. This in turn creates flash flood in the area. 
Figure 5.8: Landhills for Development 
 
Source: Raman Mariyappan, 2007 
 
5.3.4  Increase of Density of Population 
 The state government recently decided to increase the density to 280,000 sq ft in 
built-up area from 90,000 sq ft per 100,000 sq ft of land. The decision to increase 
density will allow developers to build more, hence giving consumers more choices
1
. 
MPPP Councilor Lim Kah Cheng has registered her objection to the Penang state 
government’s decision to raise the permissible density for property development. She 
made these remarks during an adjournment address on 25 September 2009. She argued 
that the increase in the density would pave way towards environmental degradation, 
traffic congestions, frequent flooding, solid waste treatment conflicts and inadequate 
infrastructure. She cited examples of higher density development at Sg. Dua and Batu 
Uban which requires more car parks and increased in traffic volume. The state justified 
their argument that a high density development will lower the price of dwellings per unit 
                                                          
1
 The Star, Wednesday August 26, 2009. 
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and more people can afford to own properties by the low income group and middle 
income group
2
. The state also mentioned that since Penang is land starving state, the 
land resources must be utilized to the maximum. Table 2 shows the relation between 
density considerations and impacts. 
 The commonest way to make housing affordable to the middle income group in 
many developed countries is by social housing projects. Singapore has its HDB. Other 
countries like Hong Kong, Australia, Ireland, UK (to name a few) has well established 
social housing programs. D’Residence and Bayan Mutiara projects are just two 
examples. Increasing density of projects does not help the populace. The developers will 
be able to sell more per unit acreage at the expense of the buyers/residents. They will not 
lower their prices (will still be RM250-300K per unit). The developers will not improve 
or increase parking, traffic and other infrastructure to be consistent with the increased 
density. Ultimately it boils down to dollars and profit margin for the developers.  
5.4  Conclusion 
 Tg. Tokong was a beautiful fishing village area and before the land reclamation 
was done, you could see a natural sand spit going out to sea, formed by the tides. A 
mangrove forest grew just by the promenade that ran along the road opposite Tg. 
Tokong village proper. The fisherman used to anchor their boats in the lagoon formed by 
the curve in the sand spit3. Before the development the area is popular spot for fishing 
and cockerel. Prior to the development there were nine monsoon-drain outlets from the 
area to the sea. Unfortunately these outlets were reduced to only one after the 
                                                          
2
 The Building Law requires the developer must provide Low Medium Cost houses if the project has more 
than 150 units. 
3
 Lim, Chong Keat, Penang Views, 1770-1860. 
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reclamation process. The Tg. Tokong river were totally cut off from the sea and a 
monsoon drain were build to accommodate as an outlet to the sea. This outlet runs 
parallel to the sea and along the Tg. Tokong Main Road, which discharges into the sea 
near Gurney Drive roundabout. Reducing the outlet created flooding in the Tg. Tokong 
reclamation area due to insufficient drainage outlets to the sea
4
.  
 The First (1990-2000) and Second (2001-2010) Penang Strategic Development 
Plan (PSDP 1 & 2)   the Penang Structure Plan (2020) emphasizes the importance of 
sustainable development and environmental conservation of great relevance to the 
environmental issues increasingly affect all aspects of our lives and the local, national 
and global levels. The vision of PSDP2 can be summarized as follows; Penang strives to 
achieve a fully-developed state by the year 2010, with a competitive k-economy, a high 
quality of life and conducive environment, a vibrant culture and united, harmonious and 
caring society, based upon the principles of sustainability, social justice and governance. 
The long-term objective of the PSDP2 is sustainable development for Penang, whereby 
the population enjoys good governance, a high quality of life and a high degree 
empowerment. The successful implementation of the PSDP2 will lead to the 
achievement of this development objective. This is accordance to Vision 2020 and the 
National Vision Policy (NVP) encompasses the critical thrusts for sustainable 
development; pursuing environmentally sustainable development to reinforce long-term 
growth.  
 The principles of sustainable development will permeate all aspects of 
development in the state. Environmental conservation and environmental quality 
                                                          
4
 Raman, 2009. 
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management are of particular relevance to Penang given the limited natural resources 
and existing environmental constraints. Emphasis will be placed on directing the 
development pattern towards the transition to sustainable development. The State 
Government will adopt measures to manage the environmental problems arising from 
hill development and land reclamation. The need for more public recreational and urban 
open spaces will be addressed while efforts to conserve the remaining natural heritage in 
Penang will be intensified. 
 Since the entire land-use planning at Tg. Tokong and Bayan Lepas are focused 
on high-end Residential and Commercial zones, the following regulations and orders 
have been introduced under the Environment Quality Act, 1974 and strictly enforced: 
 Control of Municipal and Industrial Waste water pollution 
-Environmental Quality (Sewage and Industrial Effluents): Regulations 1979 
-Environment Quality (Prohibition on the use of control Substance in soap,        
synthetic detergent and other cleaning agent): Order 1995 
 Control of Motor Vehicle Emissions 
-Environment Quality (Control of lead concentration in Malaysia): Regulations 
1985 
-Environmental Quality (Motor vehicle Noise): Regulation 1987 
-Environmental Quality (Control of emission for diesel engine): Regulations 
1996 




 Integration of Environment and Development 
-Environmental Quality (Prescribed Activities) (Environmental Impact 
Assessment): Order 1987 
 Control of Substances That Deplete the Ozone Layer 
-Environmental Quality (Prohibition on the use of Chlorofluorocarbons and other 
gas propellants and blowing agents): Order 1993 
 
The Municipal Council of Penang Island and Department of Environment also supported 
the above regulations were observed seriously by the developers.  
 
Table 5.2: The Relationship between Density Considerations Influences/Impacts 
Density Considerations Influences/impacts 
Density definitions - "net" 
versus "gross" 
Need to apply consistent measures of residential 
density 
Relationship between residential density and 
population density 
Choice of appropriate densities 
Locations of activity centers, public transport 
routes, open space/ parks 
Topography and Slope 
Existing vegetation to be retained 






Permissible site coverage and floor space 
Street and lot layout 
Width of road reserves 
Street block sizes 
Implications of densities 
Urban form and character 
Ecological footprint 
Dwelling types 
Built-forms and heights 
Low density Issues 
Infrastructure costs 
Urban sprawls 
Stretched social services 
Unsustainable public transport system 
High private car uses - CO2 emission 
Greater urban footprint and impact on existing 
natural environment. 
Medium Density Issues 
Visual and acoustic privacy 




High density issues 
Visual and acoustic privacy 
Private open space 
Solar access 
Height and bulk 
Overshadowing 
Car parking 
Space between buildings 
Increased opportunities for anti-social behaviors 
and crimes 
Transect of densities 
Gradation of density from core to edge of estate 
Relationships between different building 
typologies, scales and heights. 
     Source: Peter Cotton, 2009 
 The loss of mangroves and the fishing village at Tg. Tokong coastal zone is 
inevitable due to demand for residential and commercial dwellings. Through trial and 
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error the state has learned a valuable lesson about sustainable land use development. 
Furthermore, land management could be improved by (a) having a joint master plan of 
the national, regional and municipal governments; (b) planning and managing land with 
clear directives and  commitment; (c) maintaining and compiling statistics to ensure that 
objectives were achieved; and (d) realizing that land is scarce and that there is a need for 
a balanced development. 
 Based on the above discussions, the study manages to answer the research 
questions with following findings; 
i. The Land Office sets the Land Use guidelines in the context of property 
development at Tg. Tokong. The developer follows strictly the guidelines 
and adhere the rules and regulations. 
ii. The developer very strictly followed and implemented the Land Use 
guidelines in the context of property development at Tg. Tokong.  
iii. The degree of compliance in terms of Land Use guidelines by the developer 
is more than satisfactory in the context of property development at Tg. 
Tokong. 
iv. There are several environmental issues need to be addressed. First, the river 
and the streams which were modified into monsoon drain must cater the 
growing population at Tg. Tokong. Second, the mangrove fringe at the 




v. The social issues which affects the traditional village must addressed by 
UDA. The agency never had a contingency plan for the residents during the 
development process.  
 
 
